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CHAPTER 1 – PROJECT DESCRIPTION AND ENVIRONMENTAL SETTING 

1.1 Project Description and Location 

This section includes descriptions of the two primary actions analyzed in this EIR. The first 
action is an amendment to the County Circulation Element changing the classification of Deer 
Springs Road. The second action is all of the discretionary actions associated with 
implementation of the Merriam Mountains Specific Plan. In this section, the Circulation Element 
Amendment is generally described first since action on the Circulation Element Amendment is a 
predicate action to actions on the Specific Plan. 

1.1.1 Precise Location/Boundary 

The Merriam Mountains Project Circulation Element Amendment consists of approximately 40 
acres (11,300 linear feet) located generally along the stretch of Deer Springs Road from 
Champagne Boulevard to the limits of the City of San Marcos and elimination of a planned 
segment of Buena Creek Road extending from the intersection of Sugarbush Drive/Buena Creek 
Road to Deer Springs Road/Sarver Lane (see Figure 9.1.1-A). 

The Merriam Mountains project (Merriam) consists of approximately 2,327 acres located within 
the Merriam Mountains of northern San Diego County. The site is bound by Interstate 15 (I-15) 
on the east; by Deer Springs Road (S12) on the south; by Twin Oaks Valley Road on the west, 
except for a small portion of the site crossing west of Twin Oaks Valley Road; and by Lawrence 
Welk Drive at the northeast corner of the site. Gopher Canyon Road is located approximately 1 
mile north of the site (see Figures 1.1-1 and 1.1-2). Merriam is located immediately north of the 
portion of the Circulation Element Amendment affecting Deer Springs Road from the I-15 
interchange to Mountain Meadows Parkway. 

1.1.2 Project’s Component Parts 

Project Description  

Circulation Element Amendment. The Circulation Element Amendment proposes three 
modifications to the County of San Diego Circulation Element: (1) reclassification of Deer 
Springs Road from a four-lane Major Road to a six-lane Prime Arterial between Champagne 
Boulevard and the City of San Marcos city limit/Twin Oaks Valley Road; (2) deletion of the 
planned Circulation Element roadway segment of Buena Creek Road extending westerly from its 
intersection with Deer Springs Road; and (3) elimination of the planned bicycle path along the 
segment of Buena Creek Road described in (2). These modifications to Sheet 2 of 8 
(Rainbow/Palomar) of the County of San Diego Circulation Element Map are shown on Figure 
9.1.1-B. Chapter 9 discusses and analyzes the potential environmental impacts of the Circulation 
Element Amendment. The Circulation Element Amendment is necessary for the accommodation 



Merriam Mountains Project  Chapter 1.0 
Environmental Impact Report  Project Description and Environmental Setting 
 
 

1-2 

of traffic that would be generated by the existing Land Use Element of the General Plan, even 
without additional traffic generated by development of Merriam.  

Merriam Mountains Specific Plan. The Merriam project consists of 2,327 acres of land, of 
which, 1,192 acres would be preserved as Biological Open Space and the remaining 1,135 acres 
would be developed with single and multiple unit residential, a variety of commercial uses and 
parks, a fire station, access roads, or would include other open space consisting of required fuel 
reduction buffers in accordance with the Fire Protection Plan. Figure 1.1-3 depicts the locations 
of these generalized land uses within the project boundary and Table 1.1-1 presents a generalized 
land use summary. Within the development area, the project proposes to construct 2,700 
residential dwelling units (du); approximately 10.1 acres of commercial uses, including a fire 
station; and active and passive recreational uses.  

As noted in Table 1.1-1, approximately 598 acres (26%) of the Merriam site would be graded for 
development pads and roads (this includes 538 acres of development pads and roads located 
within the development area, plus 60 acres for secondary access roads located within the 
Biological Open Space area), and about 1,729 acres (74%) would be retained as undeveloped 
land, with 1,192 acres in Biological Open Space and 537 acres in other common open space. 
Common open space areas would be altered by fuel treatment; Biological Open Space would not 
be altered, except as part of a Resource Protection Plan for the benefit of the protected resources.  

The proposed project will be required to complete off-site improvements as described later in 
this section. Off-site roadway improvements include widening the existing two-lane Deer 
Springs Road to four lanes and providing auxiliary lanes along the project frontage, and may 
include widening the existing two-lane Twin Oaks Valley Road within the City of San Marcos 
limits. The project proposes various intersection geometry improvements, and improvements to 
the I-15/Deer Springs Road intersection. The proposed project will complete infrastructure 
improvements to wastewater and water pipelines within the project vicinity that are required for 
project implementation.  

Proposed Land Use 

Merriam proposes development of a master-planned community, composed of five distinct 
neighborhoods in the North County Metropolitan Subregional Planning Area, plus estate 
residential in the Bonsall Community Planning Area. It is intended that the development of 
Merriam be done in a systematic and sensitive manner that would minimize impacts to 
surrounding land uses and preserve sensitive lands and biological resources. The proposed 
Specific Plan (SP) land use designations for Merriam include Open Space, Recreation, 
Residential, and Commercial. The project’s five neighborhood planning areas and estate 
residential area are shown on Figures 1.1-4 through 1.1-10 and detailed in Table 1.1-2. The 
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proposed SP land-use plan is shown in Figure 1.1-11. The permitted uses and “zone box” 
proposed for each neighborhood planning area are provided in the SP (Appendix C to this EIR). 

Residential Project Features 

The project proposes to develop 1,149 single-family residential units within Neighborhoods 3, 4, 
and 5. The proposed zoning provided in the SP for single-family residential units would allow 
two-story structures up to a maximum of 35 feet in height. Each neighborhood includes between 
three to seven planning areas, each of which would have its own architectural theme and includes 
common/shared open space and recreational facilities. The Merriam Mountains Homeowners 
Association (HOA), Community Facilities District (CFD), or other approved entity would 
administer development-wide issues, including fuel treatment and maintenance and operation of 
major facilities. Conditions of approval will establish individual (or local) HOA(s), CFD(s) or 
other approved entity to ensure ongoing maintenance and administration of local residential 
projects.  

The proposed zoning for the variable and multifamily residential units (which amount to 1,271 
variable residential units within Neighborhoods 1 and 2 and 270 multifamily units in 
Neighborhood 1) allows three-story structures of up to 40 feet in height for Neighborhoods 1 and 
2, with the exception of structures located in Neighborhood 2, Planning Area 3, which will be 
limited to 35 feet in height. The variable residential units may include detached homes, town 
homes, stacked flats, cluster homes and courtyard homes. Most of the buildings would be two 
stories and would include one to six units per building. Each planning area would have its own 
architectural theme, be heavily landscaped, and include common/shared open space and 
recreational facilities. The multifamily residential units would be two- to three-stories high and 
would consist of 6 to 28 units per building.  

The project also proposes to develop 10 estate residential lots within 58.7 acres in the 
northeastern corner of the project site (53.4 acres of developed land and 5.3 acres of common 
open space). These lots would be a minimum of 5 acres and the homes would be restricted to 1 
story and a maximum of 25 feet in height. 

Neighborhood 1 

Neighborhood 1 is located in the southeastern portion of the Merriam Specific Plan Area (SPA), 
which is adjacent to the intersection of Deer Springs Road and I-15 (Figure 1.1-5). Access to 
Deer Springs Road from Neighborhood 1 is provided by Merriam Mountains Parkway. This 
neighborhood is composed of seven planning areas totaling approximately 318.2 acres: 121.0 
acres of development and 197.2 acres of common open space. The neighborhood includes an 
approximately 10.1-acre commercial site within Planning Area 1. A total of 110,000 square feet 
of commercial uses and 1,013 du are proposed in Neighborhood 1, including 270 multifamily du 
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and 743 variable residential du. In general, product types are anticipated to include flats, town 
homes, and apartments. A “B” Designator Site Plan, for compliance with the I-15 Corridor Plan, 
is proposed for all seven planning areas, and a “D1” Designator Site Plan is proposed for design 
review in compliance with County of San Diego noise regulations for the commercial and 
multifamily sites. In addition, a fire station will be located within the commercial site as 
discussed below under the heading “Fire and Police Protection.” 

Neighborhood 2 

Neighborhood 2 is located in the southern portion of the SPA. Access to Deer Springs Road from 
Neighborhood 2 is provided by Meadow Park Lane, which connects Deer Springs Road to 
Merriam Mountains Parkway (Figure 1.1-6). This neighborhood is composed of three planning 
areas totaling approximately 241.1 acres: 65.7 acres of development and 175.4 acres of common 
open space. In addition, a 3.5-acre community park is located in this neighborhood. A total of 
528 variable residential du are proposed in Neighborhood 2. In general, product types are 
anticipated to include single-family clusters and town homes. A “D2” Designator Site Plan is 
proposed for each of the three planning areas to provide a comprehensive design review for 
residential development and to assure conformance with the design standards contained in the 
Merriam Mountains SP. 

Neighborhood 3 

Neighborhood 3 is located north of Neighborhood 1 and has access to Merriam Mountains 
Parkway (Figure 1.1-7). This neighborhood is composed of three planning areas totaling 
approximately 114.4 acres: 58.3 acres of development and 56.1 acres of common open space. A 
total of 248 single-family du are proposed in Neighborhood 3, with lot sizes ranging from 4,000 
to 5,500 square feet. No zoning designators are proposed for this neighborhood.  

Neighborhood 4 

Neighborhood 4 is located north of Neighborhood 2 and northwest of Neighborhood 3. This 
neighborhood has access to Deer Springs Road from either Merriam Mountains Parkway or 
Meadow Park Lane (Figure 1.1-8). This neighborhood is composed of three planning areas 
totaling approximately 92.6 acres, all of which would consist of developed land. No common 
open space is proposed in this neighborhood. A total of 371 single-family du are proposed in 
Neighborhood 4, with lot sizes ranging from 4,500 to 6,000 square feet. A portion of Planning 
Areas 1 and 3 would be subject to the “B” Designator Site Plan. 

Neighborhood 5 

Neighborhood 5 is the most northwestern neighborhood in the development area (Figure 1.1-9). 
This neighborhood has direct access to Merriam Mountains Parkway and can access Deer 
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Springs Road by using Merriam Mountains Parkway or Meadow Park Lane. This neighborhood 
is composed of five planning areas totaling approximately 310.0 acres: 147.0 acres of 
development and 163.0 acres of common open space. In addition, a 10.0-acre community park is 
located adjacent to this neighborhood. A total of 530 single-family du are proposed in 
Neighborhood 5, with lot sizes ranging from 4,000 to 7,000 square feet. A portion of Planning 
Area 5 would be subject to the “B” Designator Site Plan. 

Estate Lots 

The Estate Lots are located in the northeastern-most portion of the SPA. Access is provided to 
these estate lots from Lawrence Welk Lane (Figure 1.1-10). A total of 10 estate lots are proposed 
on approximately 58.7 acres: 53.4 acres of developed land and 5.3 acres of common open space. 
A minimum lot size of 5 acres is required. A portion of this area as identified on Figure 1.1-29, 
which includes estate lots would be subject to the “B” Designator Site Plan. 

Commercial Project Features 

The project proposes to develop approximately 10.1 acres of commercial uses in 
Neighborhood 1, Planning Area 1 that would allow approximately 110,000 square feet of 
building area. Site plan approvals would be required prior to issuance of a building permit. A 
typical layout for a neighborhood shopping center of this size would be an L-shape, with anchor 
tenants and inline shops in the L and one or two additional freestanding buildings facing the 
street. The maximum height of the commercial buildings would be 35 feet and parking spaces 
would be provided in accordance with the San Diego County Department of Planning and Land 
Use (DPLU) Offstreet Parking Design Manual.  

Currently, no neighborhood shopping centers exist in either the Twin Oaks or Hidden Meadows 
communities. The proposed center would serve these existing communities and the Merriam 
residents by providing essential goods and services in close proximity. For instance, typical 
tenants may include a 60,000-square foot grocery store, a 15,000-square foot drug store, and 
ancillary shops (e.g., a coffee shop, restaurants, dry cleaners, banks, and fast food 
establishments). Additional permitted uses are identified in Section 2362b of the Zoning 
Ordinance.  

Parks and Recreational Project Features 

The project proposes to develop 37 parks: 33 improved parks totaling approximately 29 acres 
and 4 natural parks totaling approximately 60 acres. Of these, approximately 18 acres will be 
maintained as public parks and 10acres as private parks by the Merriam Mountains HOA, CFD, 
or other approved entity. The improved parks, community parks, pocket parks, and other parks 
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range in size from approximately 0.13 to 8.16 acres. Figure 1.1-12A depicts the locations of 
these parks throughout the project site. 

Developed Community Recreation Areas and Athletic Fields  

The project will develop two community recreation areas consisting of community/landmark 
buildings, pools, spas, barbecue areas, and athletic fields. Athletic fields will be developed with 
facilities, which may include venues for active and passive programming such as little league, 
adult and youth soccer, concessions, picnic areas, overlook, and parking. These parks will be 
managed and maintained by the Merriam Mountains HOA, CFD, or other approved entity.  

Other Developed Parks 

The project will develop 31 other parks ranging in size from 0.13-acre pocket parks to 3-plus-
acre meadow parks. These parks may include such activities as paved multipurpose courts, play 
lots, open turf, pools, and picnic areas (see Figures 1.1-12A through 1.1-12K). An equestrian 
staging area is also proposed adjacent to Twin Oaks Valley Road where the roadway crosses 
through the project site (see Figure 1.1-12G-1 for location). The staging area will be 
approximately 2 acres, which includes an area for horse trailer parking and will provide 
connections to the proposed trails system (see Figure 1.1-12L). These parks will be managed and 
maintained by the Merriam Mountains HOA, CFD, or other approved entity.  

Natural Parks 

The project will include four natural park areas totaling approximately 60 acres (see Figure 1.1-
12A) within the project footprint. Uses within natural park areas will include such activities as 
interpretive and fitness course trails and view/overlook seating. Limited fuel treatment in 
accordance with requirements for Zone 2b of the Fire Protection Plans would occur within the 
natural parks. These parks will be managed and maintained by the Merriam Mountains HOA, 
CFD, or other approved entity.  

Trails 

Two types of trails totaling 18.3 miles will be provided: roadside pathways (4.5 miles) and 
multiuse trails (13.8 miles). Multiuse trails would include existing dirt trails (approximately 7.7 
miles); paved utility accessways (approximately 1.8 miles, with 2 to 4 feet of non-paved 
surfaces); and new soft-surface trails (approximately 4.3 miles). Roadside pathways would be 5 
to 8 feet wide without paving. Multiuse trails will have a maximum width of 8 feet. The 
proposed trails located on existing VWD easements as identified in the Tentative Map in 
Neighborhood 2, Planning Area 2 will require a Joint Use Agreement approved by VWD’s 
Board of Directors. This includes some of the existing dirt roads to be utilized as trails located on 
private easements that will be quit-claimed. These easements will be eight-foot minimum clear 
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and new trails will include a new VWD easement with a sixteen foot paved road (closed access 
only road) on 20 foot easement. Figure 1.1-12G-1 depicts the conceptual trail plan. Trails will be 
managed and maintained by the Merriam Mountains HOA, CFD, or other approved entity. 

Proposed Preserve (Biological Open Space) 

The Merriam project will preserve approximately 1,192 acres of land as Biological Open Space. 
This contiguous block of land is located in the northern portion of the project area north of 
Neighborhood 5, and south and southwest of the proposed estate lots (Figure 1.1-3). 
Development in this area would include the secondary access road Lawrence Welk Court and the 
emergency access road Camino Mayor, which total approximately 60 acres of impact area; and 
recreational trails and utility maintenance as required for existing infrastructure, which are 
largely in place as existing dirt roads. The preserve would be managed and maintained by the 
Habitat Manager as described in the Resource Protection Plan (RPP) included in Appendix T of 
the Merriam Mountains Specific Plan Draft EIR, dated August 2007. 

Common Open Space 

Common open space includes 537 acres of irrigated and non-irrigated fuel treatment areas. This 
includes manufactured slopes and non-graded areas such as fuel treatment areas and natural 
parks (see Figure 1.1-3). 

Proposed On-Site Services and Utilities 

Water Service  

Approximately 2,246 acres of the Merriam SPA is within the service boundary of the Vallecitos 
Water District (VWD), and the remaining 81.3 acres are in the Rainbow Municipal Water 
District (RMWD) for water service. VWD owns and operates two existing reservoirs containing 
2.6 million gallons of storage within the project boundaries and numerous water mains exist on 
the property, providing service to most existing parcels. These existing mains would be utilized 
where possible to serve the project.  

If approved, additional expansion and extension of supply pipelines and reservoirs located within 
and adjacent to the project will provide service to the project. Construction of two new water 
storage reservoirs would occur. A new 4.9-million gallon (MG) water storage tank would be 
built next to the existing 1.3 MG Coogan tank. In addition, a new 3.7 MG water storage tank 
would be constructed for the Deer Springs 1235 Zone. The new Coogan tank will be fed by the 
existing Coogan Pump Station through the 16-inch pipeline that feeds the existing tank. The new 
Deer Springs tank will be tied to the existing Deer Springs pump station on Deer Springs Road 
with a new 10-inch main, with a portion of the new pipeline being 12 inches. The VWD will 
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serve the proposed development, except for the 10 estate lots located in the northeastern portion 
of the site. 

The estate lots, which are located in the RMWD, will be served by a new 8-inch water line, 
which would be extended from Buckshot Canyon Road to Lawrence Welk Drive (see discussion 
of off-site water and sewer improvements below).  

Wells are known to exist on site. The County of San Diego Department of Environmental Health 
requires that they be properly abandoned. Groundwater resources will not be utilized for potable 
or non-potable uses.  

Wastewater Service 

Approximately 2,246 acres of the Merriam SPA is located within the service boundary of VWD 
(Neighborhood 1-5), and the remaining 81.3 acres are within the service boundary of RMWD for 
sewer service (Estate Lots). Only the southeastern portion of the property, consisting of 61.9 
acres, is within the existing VWD sewer service area. Therefore, the remainder will be required 
to complete an intra-district annexation, consisting of a request for sewer service to a parcel that 
is within the VWD’s boundaries and the service area basin for water, pursuant to VWD’s 
Annexation Procedure for Water and/or Sewer Services. Currently, there is an 8-inch sewer main 
parallel and southerly to Deer Springs Road that flows southerly in Twin Oaks Valley Road. 
From there, existing VWD mains convey the flows to treatment facilities.  

RMWD is the sewer service provider for the northern 81.3 acres of Estate Residential area within 
the Bonsall Community Planning Area; however, RMWD does not have any existing sewer 
facilities in the Merriam vicinity. Therefore, service to the 10 estate lots would be provided by 
on-site septic systems, as shown on the Vesting Tentative Map (VTM). 

As noted above, water and wastewater service will be provided primarily by VWD with the 
exception of the estate lots that will be serviced by RMWD. Two water and sewer service areas 
have been retained to accommodate the different character of the development proposed in the 
two service areas and the ability of the respective districts to provide service to the project under 
the their existing service boundaries, and the large physical separation of the two development 
areas, with dedicated open space precluding further development in the intervening areas. The 
only portion of the proposed project development within the RMWD service area is the estate lot 
area, located in the northern portion of the project site, discontinuous from the remaining 
development area and separate in character from the master-planned community uses proposed 
by the rest of the project.  
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Stormwater Facilities 

Currently, there are no storm drain facilities within the project area. Drainage of the new 
residential, commercial, and recreational areas would occur through a storm drainage system 
consistent with County of San Diego Watershed Protection, Stormwater Management and 
Discharge Control Ordinance (WPO), and the Stormwater Management Plan for the Merriam 
SPA.  

Natural Gas and Electricity 

Natural gas and electricity to the project area are provided by the San Diego Gas & Electric 
Company (SDG&E). The project site is generally undeveloped and would require the extension 
of those utilities to the site. The project proposes that utility easements for power and natural gas 
services be located within the proposed roadways. The project would construct natural gas and 
electricity connections within off-site roadways. 

Telephone, Cable, and Fiber Optic Systems 

Telephone systems in the project area are provided by Pacific Bell. Cable service or fiber optic 
systems are provided by Cox Cable. The project would extend telephone and cable lines to the 
site within off-site roadways. Cable services or fiber optic systems that would be extended to the 
project site will include the ability for future residences to have internet services. 

Schools 

The project site is located within the service areas of the Bonsall Union Elementary School 
District (K–8), Fallbrook Union High School District (9–12), San Marcos Unified School 
District (K–12), Escondido Union School District (K–8), and Escondido Union High School 
District (9–12) (refer to Section 4.1.2 of this EIR).  

Fire and Police Protection 

The San Diego Sheriff Department’s San Marcos Substation would service the project. Deer 
Springs Fire Protection District (DSFPD) and San Marcos Fire Department would provide 
emergency response services. The Specific Plan identifies a future fire station to be located 
within Neighborhood 1, Planning Area 1 (commercial area). Fire stations are a permitted use 
within the commercial area in accordance with Sections 2363(a) and (b) of the County Zoning 
Ordinance, which identifies a fire station as a civic use. It is expected that this station would be 
operated by the DSFPD. The station is proposed to be operational prior to occupancy of 
Neighborhood 5 and will be subject to a site plan review. Refer to Section 4.1.2 of this EIR, for 
further detail regarding fire and police services.  
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Proposed Circulation 

As shown on Figure 1.1-13, access to the project is provided from Deer Springs Road at two 
locations, Merriam Mountains Parkway and Meadow Park Lane, and from Lawrence Welk Drive 
at one location. The southern primary entrances are Merriam Mountains Parkway and Meadow 
Park Lane. Merriam Mountains Parkway is planned as a 4-lane, median-divided road that will 
provide access to Deer Springs Road in the southeast corner of the property near I-15. As 
Merriam Mountains Parkway traverses the project, it increases to a 4-lane divided road and then 
to a 2-lane roadway with a paved median suitable for use as a third lane in emergency situations. 
Meadow Park Lane will be a 4-lane, median-divided road where it intersects Deer Springs Road, 
approximately 1.4 miles west of I-15. As Meadow Park Lane traverses the project it will 
decrease to an undivided 4-lane road. Lawrence Welk Lane provides access to the 10 estate 
homes in Bonsall and to the northern portion of the SPA via a new secondary access road, 
Lawrence Welk Court. Additional gated emergency access to the site will be provided from 
Twin Oaks Valley Road at Camino Mayor. 

Off-Site Roadway Improvements 

Roadway Segments 

The proposed project includes improvements to Camino Mayor and Deer Springs Road. 
Roadway improvements are also proposed along Camino Mayor to provide emergency access. 
Off-site road improvements are recommended along Deer Springs Road as mitigation measures 
to reduce impacts from transportation and traffic. Roadway improvements along Twin Oaks 
Valley Road are proposed as a condition of an agreement that is being processed with the City of 
San Marcos and the project applicant, and the County of San Diego. These improvements are 
described in greater detail for each road in the following section. 

Camino Mayor: Camino Mayor will be improved to provide a paved, secondary, emergency 
gated-access roadway within the existing disturbed 40-foot easement. The roadway will be 
improved from the western project limits to Twin Oaks Valley Road (see Figure 1.1-16C). 

Twin Oaks Valley Road:  The EIR analyzes off-site improvements along Twin Oaks Valley 
Road between Buena Creek Road and 1,000 feet south of the Cassou/Twin Oaks Valley Road 
intersection. Improvements include widening the existing two-lane roadway to four lanes within 
the City of San Marcos (see Figure 1.1-16E). The roadway would be widened to four lanes, 
which is consistent with the roadway classification identified in the City of San Marcos 
Circulation Element. Existing surrounding land uses in the area proposed for widening consist of 
a variety of land uses including single-family homes, neighborhood commercial, greenhouse 
operations, and educational facilities. The roadway will be widened along the existing centerline 
between Buena Creek Road and Cassou Road. The roadway will then hold the eastern limits and 
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widen along the western portion of the roadway south of Cassou Road. The alignment that has 
been determined to date is based on discussions with the City of San Marcos Department of 
Public Works.  

As outlined in Section 2.2 of this EIR, the project does not trigger the need for roadway 
widening along this portion of Twin Oaks Valley Road to allow the roadway to operate at an 
acceptable level of service (LOS) under the "existing plus project" condition. M-TR-17 includes 
intersection improvements that would mitigate direct impacts along Twin Oaks Valley Road 
from Buena Creek Road to Cassou Road. An "existing plus project plus cumulative project" 
impact has been identified along this roadway segment, for which the required mitigation 
includes contribution of fair-share payment for the widening of the roadway. The project 
applicant and the City of San Marcos have begun discussions to reach an agreement for the 
improvements within the City of San Marcos. Discussions to date have identified that 
construction of this roadway segment would be constructed by the proposed project; however, 
the agreement has not been finalized. Therefore, the conditions of the agreement are subject to 
change.  

Deer Springs Road: The Deer Springs Road improvements would include widening the road to a 
four-lane major road from Twin Oaks Valley Road to I-15. Figures 1.1-15A and 1.1-15B present 
plan, profile, and cross-sections for the proposed improvements. Roadway widening in general 
would be completed along the existing two-lane roadway alignment with the exception of a 
revised alignment proposed south of the Sarver Lane/Deer Springs Road intersection (see Figure 
1.1-15B). The revised alignment is proposed to provide an efficient and safe turning radius to 
accommodate the higher design speed for a Prime Arterial classification as part of the proposed 
Circulation Element Amendment (see Chapter 9.0). In addition, eastbound and westbound 
auxiliary lanes would be provided along Deer Springs Road from Mesa Rock Road to the I-15 
ramps. The design and alignment of the roadway are planned to accommodate a potential future 
six-lane alignment,  in accordance with the General Plan Amendment to the Circulation Element 
to accommodate planned land uses under the existing Land Use Element.  

Consistent with the four-lane Major Road classification requirements, a 10-foot-wide 
recreational trail will be provided between the shoulder and limits of the proposed right-of-way. 
The trail will provide connections to the regional trail network from the City of San Marcos 
located to the south and the Hidden Meadows trail network to the east of I-15 (see Figure 1.1-
12G-2). A portion of the trail width will be reduced to 5 feet for approximately 600 feet adjacent 
to the proposed cut-slope to accommodate the roadway design. The trail along Deer Springs 
Road will be located along the northern portion of Deer Springs Road between Mesa Rock Road 
and Meadow Park Lane and will transition to along the southern portion of Deer Springs Road at 
the Meadow Park Lane/Deer Springs Road intersection. The trail will then continue along the 
eastern portion of the roadway to provide a connection to the existing trail system along Twin 
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Oaks Valley Road within the City of San Marcos. An equestrian trail crossing will be provided at 
the Meadow Park Lane/Deer Springs Road intersection to offer connections with the on-site 
equestrian trail network.  

As seen in Figures 1.15A and 1.1-15B, a portion of the Deer Springs Road improvements 
between the intersection of Twin Oaks Valley Road/Deer Springs Road to approximately 1,300 
feet north would be located within the Federal Emergency Management Act (FEMA) 100-year 
floodplain (San GIS 1997). The existing two-lane roadway includes existing culverts that convey 
flows from west to east beneath the roadway. The existing culverts are undersized and are not 
able to accommodate 100-year flows. The proposed design for Deer Springs Road includes the 
upsizing of existing culverts where the roadway traverses the floodplain to ensure that 100-year 
flows would be conveyed beneath the roadway. The culvert upsizing will be located within the 
roadway footprint. Upsizing existing culverts included as part of the roadway design would 
ensure that flood water displacement would not substantially impede or redirect flood flows. 

Right-of-way acquisition requirements for Deer Springs Road improvements have not yet been 
finalized. A home that is under construction at 1088 Deer Springs Road may be affected, 
depending upon the final alignment of the roadway. The proposed project would provide 
necessary right-of-way for construction of Deer Springs Road to the required four lanes and 
ultimate roadway width of six lanes along the project frontage. Figures 1.1-15A and 1.1-15B 
present plan, profile, and cross-sections for the proposed improvement.  

Refer to Chapter 9.0 for an additional discussion of the proposed Circulation Element 
Amendment to Deer Springs Road from Champagne Boulevard to the City of San Marcos city 
limits.  

Intersection Improvements 

The proposed project includes improvements to the Deer Springs/I-15 interchange located to the 
southeast. The footprint for any configuration of the interchange is located almost entirely within 
Caltrans ROW. The ultimate interchange configuration will be determined under full Caltrans 
oversight through a Project Study Report (PSR). The PSR will determine an appropriate 
interchange facility that accommodates not only the proposed project but the cumulative impacts 
of other local developments and proposed roads. The I-15/Deer Springs Road interchange PSR is 
currently being finalized in consultation with Caltrans. The PSR in preparation has identified the 
following improvements at the I-15 northbound ramps/Deer Springs Road: dual left-turn lanes 
and dual right-turn lanes on the northbound off-ramp, dual left-turn lanes and two through lanes 
in the eastbound direction, and one right-turn lane and two through lanes in the westbound 
direction. The PSR has identified the following improvements at the I-15 southbound 
ramps/Deer Springs Road: dual left-turn lanes and two through lanes in the westbound direction, 
and dual right-turn lanes and three through lanes in the eastbound direction. The mitigation 
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measures provided in Section 2.2 of this EIR reflect the current interchange being proposed in 
the draft PSR. The final interchange configuration will be based on a multi-party agreement 
including the project applicant and Caltrans. 

Based on a site visit and review of current aerial photographs, areas within the potential footprint 
both within and outside the Caltrans ROW are characterized by existing pavement and vacant 
disturbed lands including manufactured slopes. Vegetation communities identified within the 
ROW include Diegan Coastal Sage Scrub, Eucalyptus Woodlands, and Non-Native Grasslands. 

Preliminary PSR traffic volumes have determined that the approximate “worst-case” (largest 
potential footprint) interchange configuration would be a partial cloverleaf interchange with a 
loop ramp in the southeast quadrant (see Figure 1.1-16D). While the worst-case design shown on 
Figure 1.1-16D is not an approved design because the PSR has not yet been prepared, it has been 
used in this analysis to evaluate the maximum impacts possible to be associated with 
construction of this interchange.  

Other off-site intersection improvements would occur at 11 existing intersections, generally 
within the existing disturbed footprints of those intersections. An index map and aerial photos 
depicting the intersections are presented in Figures 1.1-14 and 1.1-16A through 1.1-16C. 
Specific descriptions of each intersection improvement are presented in the traffic mitigation 
discussion in Section 2.2.8 of this EIR.  

Off-Site Water and Sewer Improvements 

Water pipelines will be constructed off site within the VWD service area to supply water to the 
Merriam site (see Figure 1.1-17). Utility undergrounding would take place along Deer Springs 
Road which includes a 10 in. water line from approximately 0.5 mi. west of the Deer Springs 
Road/I-15 southbound on-ramp to approximately 0.25 mi. west of the proposed Meadow Park 
Lane and 12 in. water line along Meadow Park Lane to connect to the 10 in. water line along 
Deer Springs Road.. All utility undergrounding would occur within the grading footprint 
depicted in Figures 1.1-15A and 1.1-15B. Additional off-site water and sewer improvements 
within the VWD service area would be provided as depicted in Figure 1.1-17.  

Within the RMWD, a 6 in. water line extending from Buckshot Canyon Road to Lawrence Welk 
Drive will be constructed to service the estate lots (see Figure 1.1-17). The required 
improvements along Buckshot Canyon Road will meet the fire flow requirements for the Estate 
Lots to boost fire flows to 1050 GPM as identified in the RMWD 2006 Master Plan.  

As shown, improvements would be located within existing disturbed roadway and/or proposed 
roadway alignments with the exception of pipe upsizing that will be completed adjacent to Twin 
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Oaks Valley Road, and will affect disturbed habitat and Southern Willow Scrub within the City 
of San Marcos. 

Off-Site Mitigation Land 

The Merriam project includes an approximately 32-acre off-site mitigation parcel known as the 
Captain’s Associates parcel. This parcel is located 0.5 miles east of I-15 and 0.5 miles south of 
the intersection of Nelson Way and Old Highway 395. This site would be acquired as off-site 
mitigation for impacts to Coastal Sage Scrub (CSS) and California gnatcatcher (CAGN) 
associated with development of Neighborhood 1. The developer would provide preservation and 
management in perpetuity and the parcel would contribute to the assembly of the draft North 
County Multiple Species Conservation Program (NCMSCP) preserve. The Captain’s Associates 
parcel would also contribute to CAGN conservation along the I-15 corridor. Figure 1.1-18 
depicts the location of this off-site mitigation parcel. 

Project Phasing 

Project phasing would take place in four major phases over 8 to 10 years depending upon market 
demand, as depicted on Figure 1.1-19. Phase I would be in Neighborhood 1, which includes 
1,013 residential units. Phase II would be in Neighborhoods 2 and 3 and include the development 
of 776 residential units. Phase III would be in Neighborhood 4 (371 residential units) and the 
estate lots consisting of 10 units. Phase IV would be in Neighborhood 5 and include the 
development of 530 residential units and the neighborhood commercial site. The timing of 
commercial development would depend on market conditions, including the presence of 
occupied residences on site to support the commercial development. Timing of phases will 
respond to market conditions and individual phases may occur concurrently depending on 
markets for various product types.  

Proposed Grading  

Construction activities will generally occur in five phases (Phases A–E) depicted in Figure 1.1-
20. Grading phases are designed to provide balanced earthwork and differ slightly from the 
development phases. Construction activities will include demolition, clearing and grubbing, rock 
crushing and blasting, and finished grading necessary to install backbone infrastructure and 
grade finished lots, including the graded park sites. The timing of construction phasing will 
depend on market conditions, as noted above. Rock crushing and blasting would be required 
during all construction phases. It is estimated that a total of 211 acres (9,191,476 square feet) of 
the site will require blasting and grading will include 13 million cubic yards in a balanced cut-
and-fill operation. From 280 to 320 days of drilling and blasting would occur during each phase 
with some phases occurring concurrently depending upon market demand. Rock crushing would 
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occur throughout the construction process. Proposed grading phasing and anticipated drilling and 
blasting areas are depicted in Figure 1.1-20. 

Proposed grading includes creation of manufactured slopes as depicted in Figures 1.1-21A and 
1.1-21B. Because some proposed cut-and-fill slopes exceed the Grading Ordinance standards, 
they have been certified by the geotechnical engineer and landscape architect. Certified slopes do 
not exceed a maximum fill slope ratio of 1.5:1 and a maximum cut slope of 1:1. In all other 
cases, the project maintains the Grading Ordinance standard of a maximum fill slope ratio of 2:1 
and a maximum cut slope of 1.5:1. Some of the contour grading techniques include the blending 
of graded slope contours with the natural topography; use of variable slope gradients with 
smooth, rounded cuts; and rounding off the toe and crest of slopes. In one case along Deer 
Springs Road, the combination of a soil-nail wall and 1:1 cut slope will be used as part of the 
required roadway improvements.  

During construction, best management practices (BMPs) from the County Low Impact 
Development (LID) Handbook will be used. A Stormwater Pollution Prevention Plan (SWPPP) 
will be prepared for the project and a Stormwater Sampling and Analysis Strategy will also be 
prepared as a part of the SWPPP if determined to be necessary.  

Landscaping/Fencing 

The proposed conceptual landscape plan is presented in Figure 1.1-22 and the plant palette is 
shown in Table 1.1-3. The landscape development for the project would be designed in order to 
convey the rural character of the Twin Oaks Valley region and enhance the integration of the 
community into the existing environment. All plantings would be irrigated and chosen from the 
County of San Diego’s list of fire-safe plants (see Figure 1.1-22A). Fencing or walls would be 
provided where rear lots meet open space areas. Perimeter fencing for the proposed Biological 
Open Space would occur in locations where appropriate based on the RPP and depicted on 
Figure 1.1-22B. 

Proposed Entitlements 

General Plan Amendment (GPA) 

The Merriam SP proposes to amend the County of San Diego General Plan to change the Land 
Use Designation for the entire site to (21) Specific Plan Area. The southeasterly 31 acres of the 
property are currently subject to Policy 1.1 Current Urban Development Area (CUDA) Regional 
Category and the northern 2,289 acres are subject to Policy 1.3 Estate Development Area (EDA) 
Regional Category. As shown on Figures 1.1-24 and 1.1-25, the GPA would shift the boundary 
between CUDA and EDA to allow for the preparation of a comprehensive SP with a gross 
density of 1.16 du per acre, resulting in a total of 2,700 du and 10.1 acres of commercial uses. 
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General Plan Amendment – Circulation Element  

The Circulation Element Amendment proposes three modifications to the County of San Diego 
Circulation Element: (1) reclassification of Deer Springs Road from a four-lane Major Road to a 
six-lane Prime Arterial between Champagne Boulevard and the City of San Marcos city 
limit/Twin Oaks Valley Road; (2) deletion of the planned Circulation Element roadway segment 
of Buena Creek Road extending westerly from its intersection with Deer Springs Road; and (3) 
elimination of the planned bicycle path along the segment of Buena Creek Road described in (2). 
These modifications to Sheet 2 of 8 (Rainbow/Palomar) of the County of San Diego Circulation 
Element Map are shown on Figure 9.1.1-B of Chapter 9, which discusses and analyzes the 
potential environmental impacts of the Circulation Element Amendment. 

Specific Plan 

The Merriam project proposes a SP to implement a master-planned community integrating 
residential, commercial, recreational, and open space land uses, as shown in Figure 1.1-28. A SP 
would allow for consistent implementation of goals, objectives, and policies and would establish 
conformance with the applicable regulatory provisions contained in the SP/GPA Report 
(Appendix C to this EIR) and the San Diego County Zoning Ordinance. The Merriam SP will 
allow a maximum of 2,700 du with an overall gross density of 1.16 du per acre on the 2,327-acre 
SPA. Residential density within the planning areas ranges from 0.2 to 22.0 du per acre. The 
higher density planning areas are in Neighborhood 1, which is the gateway to the Merriam SPA 
at the Deer Springs Road/I-15 interchange. The lower density planning areas are located in the 
north central and northern portions of the property, adjacent to the more semi-rural uses 
adjoining the SPA. Approximately 1,192 acres of Biological Open Space has been retained in the 
eastern and northern portions of the SPA, and much of the project is located out of the viewsheds 
of the Twin Oaks Valley, Bonsall, and Hidden Meadows communities.  

The SP includes policies and programs for the preservation and maintenance of the natural open 
spaces and direction for the development of 1,149 single-family detached and 1,271 variable 
residential density (detached and attached/owned) units, 270 multifamily du (apartment/rental), 
10 estate residences, and 10.1 acres of neighborhood commercial uses. 

The SP includes required setbacks and requires establishment of a Merriam Mountains HOA, 
CFD, or other approved entity for ownership and maintenance of common areas. Multifamily 
and variable residential developments may have individual (or local) HOA(s), CFD(s) or other 
approved entity. A Master HOA, CFD, or other approved entity is proposed for fire buffer 
maintenance, stormwater facility maintenance, and management of parks and other facilities. 
Individual HOA(s), CFD(s) or other approved entity will be established for local residential 
projects. 
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Vesting Tentative Map (VTM) 

The VTM identifies the lot boundaries within the proposed project area. The purpose of the 
VTM is to show the design and improvements of a proposed major subdivision and the existing 
conditions in and around the project. Upon compliance with the conditions of an approved VTM, 
multiple Final Maps may be recorded. The VTM also shows preliminary grading, the internal 
circulation system, drainage system, and a utility plan that includes two water storage tanks 
(Figures 1.1-21A and 1.1-21B). 

Rezone (R) 

The Merriam SPA proposes a rezone to change most of the current Use Regulations to S88, 
Specific Plan Area Use Regulations to allow for single-family dwelling units, variable residential 
dwelling units, and open space uses (see Figures 1.1-26 and 1.1-27). In addition, in 
Neighborhood 1, the multifamily uses would be zoned as RM-22 and the commercial uses would 
be zoned for C-36. Some of the zoning will have special area regulation designators of “B” 
and/or “D,” as described below. 

Vesting Tentative Map Site Plan 

The VTM site plan outlines the buildable envelope on each single-family lot, establishes the 
maximum height for each single-family planning area, and designates buildable area and 
maximum numbers of dwelling units for the multifamily planning areas. A maximum building 
height of 40 feet is allowed in Neighborhoods 1 and 2 (35 feet for Neighborhood 2, Planning 
Area 3), and 35 feet for Neighborhoods 3, 4, and 5, and the estate lots. 

“B” Designator Site Plan 

The purpose of the “B” designator is to require a Site Plan review for any development permit. 
The “B” designator is intended to address man-made and natural features that affect the scenic 
quality of the I-15 corridor area, which extends from the northern Escondido city limits to the 
Riverside County line. All development applications within the “B” designator are required to 
submit a comprehensive site plan in accordance with the scenic preservation guidelines of the I-
15 corridor plan. The SPA proposes a revision to the “B” designator that would amend the 
boundaries of  the existing “B” designator map to only those within the I-15 view shed. Lots that 
require a Site Plan review per the “B” designator were determined using visual simulation and 
cross-section analysis. The SP identifies Neighborhood 1 and portions of Neighborhoods 4 and 
5, as well as portions of the Estate Lots within the view shed of the I-15 corridor. These areas 
would retain the “B” designator with the S88 zoning. In addition, the areas zoned for C36 and 
RM-22 within Neighborhood 1 would also retain the “B” designator. Existing and proposed “B” 
designator areas are shown in Figure 1.1-29. 
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“D” Designator Site Plan 

The purpose of the “D1” and “D2” designators is to require the preparation of a Site Plan in 
accordance with design standards established in the Community Design Element of the SP. The 
SP zoning includes a “D1” designator in the General Commercial and Multifamily areas in 
Neighborhood 1, Planning Areas 1 and 2. The “D1” designator requires an acoustical study for 
the General Commercial and Multifamily areas and conformance to Site Plan Conditions. The 
“D2” designator requires development in accordance with the established setbacks for the 
variable residential areas located within Neighborhood 2, Planning Areas 1, 2, and 3. This 
designator’s Site Plan standards require conformance with Site Plan Conditions for Planning 
Areas 1, 2, and 3. The “D2” designator requires Neighborhood 2, Planning Area 3 to include Site 
Plan Conditions for maximum height restrictions, maximum number of dwelling units per 
structure, and required setbacks. Existing and proposed “D1” and “D2” designator areas are 
shown in Figure 1.1-30. 

Resource Protection Ordinance (RPO) Amendment 

The project proposes an ordinance amending the RPO to add an exemption to Section 86.605, to 
read as follows: “any project located within the approximately 2,327-acre property known as 
‘Merriam Mountains Specific Plan,’ including associated off-site improvement projects, if the 
project is determined to be consistent with a comprehensive Resource Protection Plan (RPP), 
which has been adopted by the Board of Supervisors as the functional equivalent of RPO.” 

The project includes an RPP, which is presented in Appendix T to the Merriam Mountains 
Specific Plan Draft EIR, dated August 2007. The RPP addresses all of the resources addressed in 
the RPO, including wetlands, sensitive habitats, steep slopes, cultural resources, and floodplains. 
Relevant features of the RPP are discussed in applicable sections of this EIR. The RPP and its 
appendices (conceptual upland and wetland revegetation plans) also include all of the elements 
of a Resource Management Plan (RMP) prepared in accordance with the County's RMP 
requirements with the exception of final details regarding revegetation and monitoring, such as 
specific data collection methods. The RPP will be implemented by area-specific RMPs 
associated with approval of the final map(s).  

An RPO Study has also been prepared for the project that documents the relationship of the 
project to the requirements of the RPO. The RPO Study is included as Appendix F to this EIR 
and is discussed in greater detail in Section 3.5, Land Use and Planning, of this EIR. 

Public Benefit Agreement (PBA)  

The Merriam project proposes a PBA in accordance with Government Code Section 65864 et 
seq. and Chapter 13 of the County's Zoning and Land Use Regulations. The County may 
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entertain this agreement consistent with the code that allows an agreement when a project 
provides public benefits that would not otherwise be obtainable through the standard 
development approval process. In return for public benefits, the PBA would provide 
assurances that the property may be developed in accordance with the Proposed Entitlements and 
the applicable rules, regulations and official policies of the County during the term of the 
agreement. The term of the PBA may not exceed 20 years.  

1.1.3 Technical, Economic, and Environmental Characteristics 

Technical Aspects  

The project has a number of technical aspects that address permanent open space preservation, 
view shed protection, land use compatibility, and housing opportunities.  

Permanent Open Space Preservation  

The proposed project will consolidate the planning and development of 58 separate parcels 
currently held in 19 separate ownerships under one SP to allow for development clustering and 
preservation and protection of open space. The Merriam project designates a 1,192-acre area as 
Biological Open Space. The open space will be protected by easements dedicated to the County 
of San Diego and will be managed in perpetuity by a conservancy in accordance with the RPP. 
The RPP also describes implementation of the wetland creation and enhancement requirement of 
7 acres. Refer to Section 3.2, Biological Resources, of this EIR for more discussion about 
Biological Open Space preservation. 

View Shed Protection 

The Merriam plan utilizes the site’s unique topography, coupled with design sensitivity to views 
into the project from public vantage points, to create development areas that will not be visible 
from most of I-15 and Deer Springs Road. The prominent visual features that contribute to the 
visual memorability of the site are preserved, with grading to occur only on insignificant steep 
slopes in the southern portion of the site. Refer to Section 3.1, Aesthetics, of this EIR for a full 
visual analysis.  

Land Use Compatibility 

The Merriam parcel consolidation allows the development of a new planned community in the 
North County Metropolitan Subregion and Bonsall Community Planning Area. The project will 
offer a wide variety of home types and amenities compatible with other planned communities 
developed in the Subregion over the last 25 years. Similar current projects along the I-15 corridor 
include Hidden Meadows Specific Plan (approximately 853 homes on 675 acres with a town 
center, golf course, and community center) and 4S Ranch (4,715 residential units on 2,900 acres 
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with a town center, four neighborhood schools, several parks, trails, and more than 1,600 acres of 
protected open space). The Lawrence Welk Specific Plan area consists of 916 acres and includes 
a resort hotel, shops, condominiums, time-share units, estate lots, restaurant, theater, two golf 
courses, and a conference center. Vista Valley Estates and Country Club consists of 
approximately 184 acres and includes 83 residential du and a golf course. Champagne Village 
consists of 195 acres and 455 du; and Circle R Ranch consists of 414 acres and 165 du. The 
Merriam project’s range of residential types and commercial amenities are compatible with the 
overall development pattern of North County and the project’s commercial development will 
serve an existing need generated by the varied residential projects of the region. 

The Merriam SP proposes compatibility with its immediate neighbors by creating large open 
space buffers between adjacent properties to the east, north, and west. In addition, the viewshed 
into the project from the contiguous properties would be substantially preserved, except from 
nearby homes located on hilltops at elevations higher than the Merriam development areas and 
from the south. Refer to Section 3.5, Land Use and Planning, of this EIR for a full land use 
analysis. 

Housing Opportunities 

Merriam will provide a variety of housing opportunities in a region where housing is in short 
supply. This supply shortage has resulted in long commutes for many employees who work in 
the San Diego region but must live in western Riverside County. Based on the Series 11 
SANDAG traffic model there is an existing ADT of approximately 15,000 associated with daily 
round trips from Riverside County to San Diego County and is projected to increase to 60,000 
daily round trips based on the 2030 modeling. Merriam’s many different home types, arranged in 
compact neighborhoods connected by on- and off-street trails, would encourage walking and 
biking access throughout the community including the commercial area. The project will also 
provide 10% of its residential units as affordable housing. The 270 affordable units would be 
located in Planning Area 2 of Neighborhood 1 and would typically be defined as eligible for 
affordable housing. This housing development will be available for rental by low- and moderate-
income households. This project element directly addresses residential land shortages identified 
by the San Diego Association of Governments (SANDAG) in its most recent forecasts for the 
region (2030 Regional Growth Forecast (SANDAG June 2004)). The project would provide 
housing for workers close to the northern San Diego job bases in Escondido, San Marcos, and 
Vista employment centers.  

Economic Characteristics  

• The proposed project would provide economic value by preserving a 1,192-acre area 
identified as core habitat by the Wildlife Agencies. The preserve will contribute to the 
draft NCMSCP planned for the northern portion of the County of San Diego.  
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• The project is intended to capture property tax revenue to San Diego County that might 
otherwise continue to be deflected to southwestern Riverside County. 

• The project would provide housing opportunities for San Diego County residents and 
employees to live closer to their work, because this development in close to employment 
centers and SANDAG has recognized a housing need in this area. 

• Commercial uses created by the project would support the proposed residential uses and 
other residential uses in the project area. In addition, these commercial uses would 
provide local jobs that could be filled by residents. 

• The project would provide improvements to Deer Springs Road, which is currently 
overburdened.  

Environmental Constraints or Characteristics  

Compliance with environmental regulations and policies has influenced the project design by 
locating and avoiding most sensitive biological, archaeological, and geological resources. 
County, state, and federal environmental regulations and policies helped minimize project 
impacts to natural resources as discussed below. 

Planning History 

Over the years, the Merriam Mountains area has been the subject of a number of development 
plans, none of which has come to fruition. The first proposal was an undated, unfiled 
development for approximately 100 estate lots at the end of Sarver Lane. Again in 1986, efforts 
were undertaken for a 40-unit Planned Residential Development (PRD) for the portion of the site 
surrounding the abandoned landing strip and quarry area. This proposal for the Rancho Merriam 
PRD was never filed with the County of San Diego. 

In 2000, Stonegate Development submitted a Plan Amendment Application (PAA 00-04) for 
Montecez, a 2,180-acre, 542 du proposal, which was withdrawn. Subsequent to the withdrawal 
of PAA 00-04, the planning area was expanded to include 2,320 acres and the development 
concept was refined. On July 8, 2003, PAA 03-013 for Merriam Mountains, a 2,320-acre, 2,391-
unit master-planned community was filed. On September 11, 2003, the County of San Diego 
authorized proceeding with a GPA in accordance with Board Policy I-63 and suggested 
concurrent processing of other entitlement documents, including a Zone Reclassification and 
Tentative Map. On June 17, 2004, a GPA, SP, Vesting Tentative Tract Map 5381, and other 
implementing documents were submitted. On March 4, 2005, additional information was 
submitted per the County of San Diego’s August 19, 2004 scoping letter, including revised GPA, 
SP, and VTM applications and the first screencheck draft EIR.  
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On May 18, 2005, the County of San Diego issued a letter of response requesting additional 
information and identifying 15 major project issues that needed to be addressed. One of these 
required consistency with the Natural Communities Conservation Planning Act (NCCP) and 
coordination with the County Multiple Species Conservation Plan staff, U.S. Fish and Wildlife 
Services, and the California Department of Fish and Game (CDFG) (collectively, the MSCP 
Planners) on preserve design separating the development from areas to be preserved as core 
habitat. The applicant obtained an agreement with the MSCP Planners for a clustered design, 
with the development in the southern portion of the property (the “all south plan”), leaving the 
northern portion (except for the estate development in the far north) undeveloped in perpetuity. 
Also during this time, an additional property was added to the project at the intersection of Deer 
Springs Road and Meadow Park Lane. The revised plan includes 2,327 acres; 2,700 units; and 
10.1 acres of commercial development.  

Natural Community Conservation Planning Act  

The project is located within a Natural Community Conservation Planning Act of 1991 (NCCP) 
planning area. The County of San Diego became a participant in the NCCP in 1993 with the 
stated intent to “…provide for regional protection and perpetuation of natural wildlife diversity 
while allowing compatible land use and appropriate development and growth.” The NCCP 
Process Guidelines were established as interim guidelines until formal subregional plans were 
approved. The draft NCMSCP is the proposed subregional plan for this portion of the County of 
San Diego and is currently being evaluated and negotiated by the public and Wildlife Agencies.  

The project must demonstrate conformance with overall goals and policies of the NCCP and may 
also be required to meet additional requirements per issuance of Incidental Habitat Loss Permits 
(HLPs). Through negotiations and agreement with the Wildlife Agencies, the project has 
demonstrated conformance with the general principles of the draft NCMSCP and has established 
that the project footprint is consistent with preserve design principles under the NCCP. The 
project preserves a large block of open space, consistent with generally accepted preserve design 
principles in the northern half of the site, and provides off-site regional linkages between off-site 
lands in the San Marcos Mountains to the west and north along Gopher Canyon and to the San 
Luis Rey River. Figure 1.1-31 depicts Biological Open Space, development, natural parks, and 
other open space areas that were agreed upon on September 20, 2005 by Wildlife Agencies and 
the applicant.  

The Points of Agreement between the Wildlife Agencies and the developer, included as 
Appendix V to the Merriam Mountains Specific Plan Draft EIR (August 2007), are summarized 
below:  
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• The Wildlife Agencies concur with the hardline project footprint as presented in the All 
South Plan (the project), including location of a portion of the Merriam trail system in the 
preserved area to be described in the Merriam HMP. 

• The Wildlife Agencies agree to consider the Captains’ Associates parcel as adequate 
MCSP mitigation for CSS impacts resulting from the All South Plan (the project). 

• The Wildlife Agencies agree to cooperate, if necessary, in processing an HLP that will 
not require further avoidance of CSS habitat impacts currently shown on the All South 
Plan (the project).  

• The Wildlife Agencies agree to support application of the County RPO in a way that 
allows the All South Plan (the project) to proceed with an ecologically superior RPP. 

The draft NCMSCP includes Merriam Mountains’ project site as a hardline property. Refer to 
Section 3.2 of this EIR for the draft NCCP 4(d) Findings. 

County of San Diego Resource Protection Ordinance 

The proposed project is subject to the County of San Diego’s RPO. The stated intent of the RPO 
is to increase the preservation and protection of the County of San Diego’s unique topography, 
natural beauty, diversity, natural resources, and to ensure a high quality of life for current and 
future residents of the County of San Diego. The RPO requires avoidance or mitigation for a 
variety of resources, including wetlands and wetland buffers, floodplains, steep slopes, sensitive 
habitat lands, and certain prehistoric and historic sites. Projects subject to the RPO are required 
to complete a Resource Protection Study; the Merriam Mountains Resource Protection Study is 
included as Appendix F to this EIR. The Merriam Mountains Resource Protection Study 
documents the presence of a variety of RPO-sensitive resources on the project site, as 
summarized below. 

Steep Slope Lands: The RPO defines steep slope lands as those having natural gradients of 25% 
or greater and a minimum rise of 50 feet, unless the land has been substantially disturbed by 
previous grading. The Merriam Mountains Resource Protection Study concludes that the 
Merriam site includes approximately 1,222 acres of RPO steep slope lands, representing 52% of 
the project site. The proposed project would conserve the major identified landforms on site and 
the RPO Steep Slopes, including scenic and landform resources within the on-site Biological 
Open Space. Approximately 177 acres of insignificant RPO Steep Slopes, would be graded in 
conjunction with project implementation. Impacts to these resources are considered to be 
unavoidable given the project and MSCP goals to consolidate development in the southern 
portion of the site, allowing for an appropriately configured Biological Open Space area in the 
northern portion of the site.  
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Sensitive Habitat Lands: The RPO defines sensitive habitat lands as those including unique 
vegetation communities and habitat that is either necessary to support viable populations of 
sensitive species, critical to the proper functioning of a balanced natural ecosystem, or that serve 
as a functioning wildlife corridor. With respect to sensitive habitat lands, the proposed project 
will avoid and minimize impacts to the maximum extent feasible and will compensate for 
impacts that cannot be avoided through on- and off-site habitat preservation and management, as 
discussed in greater detail in Section 3.2, Biological Resources. Avoidance and minimization 
measures include incorporation of a development and preserve design that consolidates 
development in the southern portion of the site while providing for an appropriately configured 
and managed Biological Open Space area in the northern portion. Compensation measures 
include acquisition and management of off-site CSS habitat occupied by the California 
gnatcatcher along the I-15 corridor. On-site preservation lands and off-site mitigation lands 
would contribute to assembly of the MSCP preserve in North San Diego County, in accordance 
with the county’s goals for the North County MSCP. In addition, sensitive habitat lands, 
including coastal sage scrub, coast live oak woodland, and non-native grassland, would be 
revegetated on site, as discussed in Appendix X, Uplands and Wetlands Revegetation Plans, of 
the Merriam Mountains Specific Plan Draft EIR (August 2007). 

Wetlands: RPO wetlands are present in three well-developed riparian areas on site: one is west 
of I-15 and associated with the south fork of Moosa Canyon; one is in the south fork of Gopher 
Canyon, along Twin Oaks Valley Road, between the Merriam Mountains and the San Marcos 
Mountains; and one is in the central portion of the site, flowing from the mountain eastward to 
South Fork of Moosa Canyon. Other RPO wetlands on site generally occur as isolated patches. 
The proposed project would avoid and minimize impacts to wetlands with the exception of 2.1 
acres of wetland on site , 0.2 acre off site along Deer Springs Road and Camino Mayor for which 
impacts are unavoidable. Wetland buffers, ranging from 25 to 100 feet adjacent to the wetlands, 
are also protected.  

Floodplain: No FEMA floodplains are located within the project site. A portion of the Deer 
Springs Road off-site improvement is within a FEMA 100-year floodplain. The project would 
upsize existing culverts under Deer Springs Road to accommodate the 100-year flow.  

Prehistoric and Historic Sites: The Resource Protection Study notes the presence of two RPO-
significant cultural resources on site: Sites CA-SDI-4558 and CA-SDI-9822, both prehistoric 
habitation sites. Sites CA-SDI-4558 and CA-SDI-9822 are identified as RPO-significant sites. 
As discussed in Section 2.5, Cultural Resources, of this EIR and the RPO study, the RPO 
typically requires avoidance. However, avoidance of impacts to these two sites may not be 
possible; both sites are located within the Circulation Element Roadway improvement areas for 
Deer Springs Road. The RPP includes measures to minimize future impacts to the identified 
cultural resources and provide for long-term management.  
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Project RPO Compliance: The encroachment into 2.1 acres of RPO wetlands on site and 
0.9 acre of RPO wetlands off site along Deer Springs Road and two RPO significant cultural 
resources is not consistent with the ordinance. However, a number of project design elements 
and mitigation measures are anticipated to result in environmental results that are equal to or 
greater than those benefits that would be obtained as a result of strict ordinance 
compliance/avoidance of the resources. 

Identified benefits of implementing an RPP rather than adhering to the strict requirements of the 
RPO and the analysis leading to this conclusion are detailed in a number of project-related 
documents, including this EIR, the Biological Technical Report, the Cultural Resources Report, 
the project Restoration Plan, as well as the RPP completed for the proposed project. The project 
complies with the intent of the ordinance to preserve sensitive resources. Therefore, the project 
proposes an ordinance amending the RPO to add an exemption to Section 86.605 for the 
Merriam Mountains SP.  

RPP. The RPO was written to apply to the most commonly proposed projects. The RPO applies 
to the entire County of San Diego, which covers thousands of lots and ownerships, all of which 
are governed by an existing land use plan. The RPO is applied on a lot-by-lot basis when a 
project is proposed. 

Merriam Mountains offers increased preservation and protection of the County of San Diego’s 
unique resources through the use of project design to preserve approximately 1,192 acres of the 
site. The Biological Open Space would contain the most sensitive biological resources on the 
project site as well as significant steep slopes.  

County of San Diego Zoning Ordinance and General Plan (GP)  

The proposed project design utilizes clustering techniques in accordance with Regional Land Use 
Element Policy 1.3.  

Clustering is a development technique in which buildings or lots are grouped or “clustered,” 
through an on-site transfer of density, rather than distributed evenly throughout the project site as 
in a conventional development. This technique is used for the proposed project in order to 
minimize the development footprint and maximize the habitat core areas, rather than spreading 
larger lots throughout the project area. The project concentrates development in the southeast 
corner, central valley, and north-central plateau areas of the site. The eastern, northern, and 
northwestern portions of the site remain undeveloped except for the access roads and trails.  

Additional Environmental Constraints and Characteristics 

County of San Diego Noise Element and Noise Ordinance. The proposed location of Merriam’s 
noise-generating commercial uses is the southeastern portion of the project site, adjacent to 
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existing commercial uses and near the I-15/Deer Springs Road interchange with residential uses 
proposed to the north and west of the proposed and existing commercial uses. Other areas subject 
to noise regulations are the existing and proposed residential uses that receive Deer Springs Road 
and I-15 traffic noise. Where on-site noise levels would otherwise exceed the threshold for 
residential uses, implementation of a “D” designator will result in noise barriers such as berms 
and masonry walls to achieve conformance. Refer to Section 2.4 for a full discussion of noise 
compatibility. 

County Codes and State Fire Codes: Brush management would be conducted based upon a 
project-specific fire protection plan (Appendix K to the Merriam Mountains Specific Plan Draft  
EIR, dated August 2007), the County Fire Code Ordinance No. 9397, and updated County of San 
Diego fire protection policies. In addition, project-specific requirements would be implemented, 
as determined by the County of San Diego, DSFPD, and San Marcos Fire Protection District. 
Requirements include the provision of secondary and emergency access at Lawrence Welk Court 
and Camino Mayor, respectively, and implementation of agreed-upon fuel treatment plans. 

County of San Diego Stormwater Management and Discharge Control:  Ordinance compliance 
will occur through implementation of county-approved and project-specific stormwater 
management and water quality plans. 

County of San Diego Grading Ordinance: Compliance will occur through implementation of 
County-approved grading plans, including project-specific waivers for slope heights and 
gradients in certain areas. 

County of San Diego I-15 Corridor Design Guidelines: Compliance will occur through design 
features incorporated in the project, as well as implementation of the “B” designator depicted 
and described earlier in this chapter (Figures 1.1-29 and 1.1-30). 

Air Pollution Control District Regulations: The project will comply with Air Pollution Control 
District (APCD) regulations by implementing dust control and other measures during 
construction. In addition, no wood-burning fireplaces will be installed in proposed residential 
units. 

California Surface Mining and Reclamation Act (SMARA):  Sections 2762 and 2763 of 
SMARA require that jurisdictions issue a Statement of Reasons (SOR) when projects would 
result in the elimination of the potential to extract minerals in the areas containing regionally 
significant mineral resources. On the project site, there are 610 acres that have been classified as 
MRZ-2 lands, including 124 acres that the State Mining and Geology Board (SMGB) has 
formally designated as a Regionally Significant Construction Aggregate Resources Area. The 
project will place all of the designated area in an open space easement and therefore future 
mining potential will be lost. The remaining “classified” area is located within the Biological 
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Open Space (380 acres), Other Open Space (44 acres) and development for roads and residential 
uses (62 acres).  

Compliance with this act requires that the County of San Diego decision makers consider the 
loss of access to mineral resources on the project site and weigh the importance of the site’s 
mineral resources to the region and balance these mineral values against the proposed land uses 
when making their land use decision. The SOR lists seven potential reasons to permit the project 
and to eliminate access to important mineral resources that the decision maker may adopt or 
modify during their deliberations in accordance with SMARA Section 2763(a). The SOR was 
submitted to the State Geologist and SMGB for review during the 60-day public review, which 
began March 9, 2008 and ended May 19, 2008. Nine comment letters were received and 
responses are included in the EIR with the project’s Public Comments and Responses.  

Environmental Design Considerations 

The project includes a number of environmental design considerations in addition to those 
discussed above. These additional considerations avoid or minimize impacts to natural resources 
(see Chapter 8). 

1.2 Project Objectives 

1. Accommodate Existing and Projected Demand for Housing and Related Commercial 
Uses – Accommodate demand for housing and commercial uses along the I-15 corridor 
to improve jobs/housing balance, including the following: 

• Respond to the demand for affordable housing in the region 

• Provide economically viable on-site commercial uses that augment existing adjacent 
commercial uses and serve both the proposed development and broader community 
needs. 

2. Promote a Compatible Community Design – Provide a variety of residential land uses 
that are consistent with conservation of biological and visual resources and that meet the 
demand for housing in the region and are compatible with the character of the Twin Oaks 
and Bonsall communities, incorporating the following additional community design 
goals: 
• Establish a sense of place 
• Provide public facilities and infrastructure concurrent with need and that contribute 

equitably to broader community needs as identified in concert with service providers 

• Provide a fire-safe community utilizing defensible space principles 

• Incorporate green materials in building design and construction, as feasible. 
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3. Provide for Meaningful Conservation of Biological Resources – Provide for meaningful 
conservation of biological resources by permanently conserving and managing sensitive 
habitats and wildlife movement corridors in a configuration that is consistent with the 
NCCP and that contributes to the draft subregional plan (the NCMSCP), including 
provision of funding for management, conservation, and enhancement of natural lands. 

4. Maintain the Visual Resources of the Merriam Mountains – Maintain visual resources 
and the character of natural landforms by conserving visual features, such as prominent 
ridgelines and rock outcrops, and minimizing visibility of the proposed development 
from key public vantage points. 

5. Provide Accessible Public Recreational Opportunities – Provide accessible public 
recreational opportunities consistent with conservation of biological resources and 
connecting to regional recreational uses as appropriate to ensure public use and 
enjoyment of open space lands, while at the same time providing for good stewardship of 
the land. 

6. Provide an Economically Viable Planned Community – Provide an economically viable 
planned community contributing to meeting housing and commercial needs in the region. 

1.3 Intended Uses of the EIR 

This project EIR has been prepared in accordance with the requirements of the County 
Environmental Review Guidelines, the statute and guidelines of the CEQA Public Resources 
Code (Sections 21000 et seq.), and the California Code of Regulations (CCR Sections 15000 et 
seq.). This document is a project EIR as it examines the environmental impacts of a specific 
development project. This project EIR focuses primarily on the changes in the environment that 
would result from the proposed development and examines all phases of the project, including 
planning, construction, and operation. This EIR is an informational document that will generally 
inform public agency decision makers and the public of significant environmental effects of the 
project, identify possible ways to minimize the significant effects, and describe reasonable 
alternatives to the project. The applicant for the project is NNP-Stonegate Merriam LLC and the 
lead agency is the County of San Diego. 
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1.3.1 Matrix of Project Approvals/Permits 

Permit Type/Action Agency 
General Plan Amendment County of San Diego 
Rezone County of San Diego 
Vesting Tentative Map County of San Diego 
Site Plan County of San Diego 
Specific Plan County of San Diego 
Final Subdivision Map County of San Diego 
Grading Permit County of San Diego 
Road Opening County of San Diego 
Road Vacation County of San Diego 
County Right-of-Way, Construction, Excavation, 
and Encroachment Permits 

County of San Diego 

Improvement Plans County of San Diego 
Remand of Relinquished Access Rights County of San Diego 
Landscape Plans County of San Diego 
Building Permit County of San Diego 
Habitat Loss Permit County of San Diego 
Public Benefits Agreement County of San Diego 
Centerline Adoption – Circulation Element  County of San Diego  
Elimination of Access to a State-Designated 
Mineral Resource Area 

County of San Diego 

Noise Variance (Construction) County of San Diego  
Air Quality Permit San Diego County Air Pollution Control 

District (APCD) 
Dewatering Permit Regional Water Quality Control Board 

(RWQCB) 
National Pollution Discharge Elimination System 
Permit 

RWQCB 

General Construction Stormwater Permit RWQCB 
401 Permit – Water Quality Certification  RWQCB 
Waste Discharge Requirements Permit RWQCB 
404 Permit – Dredge and Fill ACOE 
1603 Streambed Alteration Agreement CDFG 
  
State Highway Encroachment Permit Caltrans 
Water District Approval VWD and RMWD 
Sewer District Annexation (Internal) and Approval VWD and RMWD 
Right-of-Way Encroachment Permits  City of San Marcos 
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1.3.2 List of Related Environmental Review and Consultation Requirements 

The environmental planning for the proposed project has extended from 2001 to the present with 
the submittal of the PAA to the County of San Diego to the present. During that time, significant 
outreach has occurred to a wide variety of stakeholders, including agencies, districts, community 
groups, and the public. Key stakeholder groups consulted in the planning process include the 
Wildlife Agencies; Caltrans; SMGB, State Geologist, VWD and RMWD; DSFPD; the Cities of 
San Marcos and Escondido; the San Marcos Unified School District; Bonsall Union Elementary 
School District; Fallbrook Union High School District; Escondido Union School District; 
Escondido Union High School District; and the Twin Oaks Valley, Bonsall, and Hidden 
Meadows sponsor groups. Well over a hundred meetings have been held with the various 
stakeholder groups, involving hundreds of hours of outreach, information sharing, and issue 
resolution. 

1.4 Environmental Setting 

In accordance with Section 15125 of the CEQA Guidelines, the general environmental setting for 
the project area is provided in this section. More detailed descriptions pertaining to specific 
environmental conditions can be found at the beginning of each section in Chapter 2.  

1.4.1 Regional Context 

In a regional context, the project site is located in an unincorporated area of northern San Diego 
County, approximately 40 miles from downtown San Diego, 20 miles east of the Pacific Ocean, 
and just north of the Cities of Escondido and San Marcos. The eastern and northern areas of the 
site are located within the San Luis Rey-Escondido watershed, the largest hydrologic unit in the 
San Diego region. The southern area is located in the Carlsbad Hydrologic Unit and San Marcos 
Hydrologic Area. The Merriam site is also within the coastal subprovince of the Peninsular 
Ranges Geomorphic Province. Habitat types in this area of San Diego County are dominantly 
chaparral.  

Unique features in this area of San Diego County include the San Marcos Mountains, which are 
located northwest of the project site, and the northern portion of the Merriam Mountains, which 
include the project site. The San Marcos Mountains are significant due to their undeveloped 
nature, potential to support a wide variety of native wildlife species, and the presence of rare and 
otherwise special-status plant species, such as tetracoccus, wart-stemmed ceanothus, and 
southern mountain misery.  

Based on topography and geology, the Merriam Mountains extend from the Vista Flume, north 
of Golden Circle Drive in Escondido, north to Moosa Canyon and north of the project area. The 
Merriam Mountains are approximately 8.5 miles long; the project area includes approximately 3 
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miles of the northern portion of the Merriam Mountains (see discussion below). Much of the 
northern two-thirds of the Merriam Mountains area is biologically significant due to its 
undeveloped nature and potential to provide a major block of habitat that would contribute to 
regional conservation planning. In addition, this area of the Merriam Mountains contains 
undeveloped steep slopes and rock outcroppings that are visually prominent from the I-15 scenic 
corridor. The South Fork of Moosa Canyon, the valley occupied by the I-15, runs from the 
northern to northeastern vicinity of the site. In addition, the area is a tributary to the San Luis 
Rey River (to the north) through the South Fork of Gopher Canyon. The San Luis Rey River is 
an important riparian corridor containing extensive woodland vegetation, as well as rare and 
protected species. Tributaries to the San Marcos Creek are also located in the vicinity and flow 
southwest towards Batiquitos Lagoon.  

Biological resources in the general area include various types of wetland vegetation including 
corridors of riparian forest, stands of CSS and chaparral (including special-status mafic 
chaparral), the federally listed CAGN (steppingstone occurrences along the I-15 corridor), 
rugged areas of rock outcroppings and cliffs, and a historic golden eagle nesting site 
(unoccupied). The City of San Marcos to the south and I-15 to the east serve as barriers to 
subregional wildlife movement.  

The Mineral Resource Zone classification system categorizes lands based on their suitability as 
sources of sand, gravel, and stone deposits for construction aggregate. The MRZ-2 zones have 
irregular, organic limits defined by low-lying topographic drainages and geologic deposits. 
Geologically, these areas are generally characterized by the presence of younger (Quaternary-
aged) river channel, floodplain, and terrace deposits that have been eroded from the older 
(Tertiary- to Cretaceous-aged) bedrock units, transported, and re-deposited. MRZ-2 resources are 
desirable for construction-grade materials. The majority of the western San Diego region is 
mapped as an MRZ-3 zone. These areas geologically consist of older bedrock units, including 
crystalline and metavolcanic rocks. In some areas these minerals can also be crushed to yield 
PCC-grade aggregate, provided that the processed minerals possess the appropriate chemical 
characteristics.  

Surrounding land uses to the north, west, and south of the project site include large-lot, single-
family development, and avocado groves. Many of the prominent ridges surrounding the site are 
occupied by existing homes. Lawrence Welk Village and the community of Hidden Meadows lie 
to the east of I-15. South of the site is a mobile home park, the Golden Door Spa and Resort, and 
estate development along the city/county border of San Marcos. Large-lot, single-family 
development, and avocado groves abut the site to the north, west, and south, and there is a large 
granite quarry mining operation in the southern tributary to Gopher Canyon.  

Three significant circulation element roadways link the Merriam SPA with the regional roadway 
system:  
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• I-15: a freeway stretching from Mexico to Canada, located directly east of the project 
site. In the project vicinity, I-15 is currently constructed as a freeway with four lanes of 
travel in each direction. A diamond interchange is provided at Deer Springs Road. 

• Deer Springs Road: a two-lane, undivided Major Roadway bordering the project site to 
the south. Currently, Deer Springs Road is constructed to less than Rural Collector 
Standards and turns south just east of North Twin Oaks Valley Road to become south 
Twin Oaks Valley Road.  

• Twin Oaks Valley Road: a Major Roadway south of the intersection of Deer Springs 
Road and a Rural Collector Roadway north of Deer Springs Road. The existing roadway 
extends from SR-78 north to where it turns into Deer Springs Road and continues north 
for about a mile. Twin Oaks Valley Road is currently built to less than Rural Collector 
Standards as a two-lane, undivided roadway with parking prohibited.  

1.4.2 On-Site Environment  

The site lies within the central portion of the Merriam Mountains, a narrow chain of low 
mountains generally running north–south with a variety of east–west trending ridgelines and 
scattered peaks. These mountains originate near the northern end of the urban parts of the City of 
Escondido and are bordered by Gopher Canyon Road to the north, I-15 to the east, and Twin 
Oaks Valley Road to the west. Large granodiorite outcroppings and pinnacles commonly occur 
throughout the Merriam mountain range on the property.  

Natural topography of the site is composed of hills and valleys dominated by significant rock 
outcroppings with moderate to steeply sloping terrain. On-site elevation ranges from 
approximately 800 feet above mean sea level (AMSL) near the intersection of Deer Springs 
Road and I-15 to about 1,765 feet AMSL in the west central portion of the property. 
Approximately 52% of the site contains RPO-defined steep slope lands in excess of 25%. 
Prominent, generally east–west trending ridgelines divide the site into five separate drainage 
basins, which are tributaries to Moosa Canyon, Gopher Canyon, and San Marcos Creek. Gopher 
Canyon is located north of the project site and the South Fork of Gopher Canyon Creek runs 0.1 
miles southeast–northwest through the northwestern area of the site, eventually meeting the San 
Luis Rey River. Both Gopher Canyon and the San Marcos Mountains show favorable attributes 
as habitat and corridors for larger wildlife.  

Vegetation on the Merriam Mountains site consists of large blocks of Southern Mixed Chaparral 
with limited patches of Diegan Coastal Sage Scrub, Live Oak Woodlands, and Southern Willow 
Scrub. Habitat quality is generally of moderate value with limited areas of high, very high, and 
low value (Draft NCMSCP Habitat Evaluation Model, Conservation Plan). Due to the dense 
nature of the chaparral covering most of the site, wildlife movement is generally confined to 
existing dirt roads. Two well-developed riparian areas exist on the site: one is west of I-15, 
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draining into the south fork of Moosa Canyon and one is in the South Fork of Gopher Canyon, 
between the Merriam Mountains and the San Marcos Mountains. Detailed descriptions and the 
distribution of these habitat types are included in Appendix G to the Merriam Mountains Specific 
Plan Draft EIR, dated August 2007. Special-status species identified include one California 
gnatcatcher location at a previously disturbed area north of Mesa Rock Road and occurrences of 
Englemann oak, Ramona Horkelia, and summer holly. The oak trees on the site are generally 
limited in distribution and numbers and confined to a few areas on the site. Detailed information 
about fieldwork and surveys can be found in Section 3.2 and in Appendix G to the Merriam 
Mountains Specific Plan Draft EIR, dated August 2007. 

The project site includes areas zoned as MRZ-2 and MRZ-3. Because the project site consists of 
mountainous terrain as opposed to an alluvial river valley, the site’s resource designations result 
from the presence of crystalline and metavolcanic rocks, which, when crushed to suitable sizes, 
could be considered for construction material in the form of aggregate materials. The total 
acreage of MRZ-2 lands classified on the project site is 610 acres, of which 124 acres have been 
designated by SMGB as a Regionally Significant Construction Aggregate Resources Area. The 
remainder of the site is classified as MRZ-3 and contains mineral deposits whose significance 
cannot be evaluated from available data.  

The Merriam site consists of 58 separate parcels held in 19 different ownerships. The project 
area is primarily undeveloped. An existing greenhouse is located along the southern boundary. A 
number of dirt roads and trails that provide access to each parcel and service roads for the 
existing water infrastructure crisscross the project site. Portions of the Merriam SPA have been 
and continue to be used for various unauthorized land uses, including horseback riding, hiking, 
mountain biking, off-roading, motorcycling, shooting, and occasional dumping. An abandoned 
quarry is located in the northwest portion of the site fronting Twin Oaks Valley Road. Also, an 
abandoned private landing strip is located in the north central portion of the site. 

Land uses along and adjacent to Deer Springs Road are semi-rural consisting of an assortment of 
land uses including single-family residential, mobile home park, resort/spa, agricultural uses and 
vacant lands. Refer also to Chapter 9.0 for additional discussion of the on-site environment near 
Deer Springs Road. 

Twin Oaks Valley Road may be widened to four lanes as described in Section 1.1.2. Existing 
surrounding land uses in the area proposed for widening consist of a variety of land uses 
including single-family homes, neighborhood commercial, greenhouse operations, and 
educational facilities. 
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1.5 Inconsistency of Project with Applicable Regional and General Plans 

Planning documents relevant to the proposed project include County of San Diego General Plan; 
North County Metropolitan Subregional Plan; Bonsall Community Plan; Regional Air Quality 
Strategy (RAQS) for San Diego County Air Pollution Control District (APCD); SANDAG 
growth forecasts; SANDAG Congestion Management Plan; Caltrans Regional Transportation 
Plan; and California Water Quality Control Board (Region 9, San Diego) Basin Plan. 

The project proposes an amendment to the County of San Diego General Plan to change the 
Land Use Element from EDA/CUDA to 21 SPA. The majority of the site is currently designated 
(18) Multiple Rural Use (1 DU/ 4,8,or 20 acres), with portions of the site closer to Deer Springs 
Road designated (19) Intensive Agriculture (1 DU/ 4,8 acres). This amendment would allow a 
greater intensity of clustered development beyond current planned land uses.  

The Conservation Element of the General Plan includes several policies related to the 
conservation of mineral resources in MRZ-2 classified and designated lands. The Merriam 
Mountains project site includes 610 acres of MRZ-2 classified lands of which 124 acres have 
been “designated” by the SMBG. The proposed project would result in these resources no longer 
being available for mineral resource extraction.  

1.6 List of Past, Present, and Reasonably Anticipated Future Projects in the Project 
Area  

The cumulative project list gathered for Merriam SPA includes projects under the following 
jurisdictions and/or departments: County of San Diego, City of San Marcos, City of Vista, City 
of Escondido, Vista Irrigation District, Rincon del Diablo Municipal Water District, VWD, 
Valley Center Municipal Water District, San Marcos School District, Escondido Union School 
District, and Vista Unified School District. 

Identified cumulative projects are listed in Table 1.1-4 and 1.1-5, depicted on Figure 1.6-1, and 
included in the broad cumulative study area for this EIR. The broad study area was determined 
through the Traffic Impact Analysis’ cumulative project study area and includes a line 
approximately one mile north of Gopher Canyon Road, Broadway (extended) to the east, SR 78 
to the south and the theoretical northbound extension of the SR 78/Sycamore Avenue 
interchange to the west. The study consists of an approximately 4-mile radius surrounding the 
Merriam SPA. A total of 132 projects have been identified within the cumulative study area, for 
projects 1 through 69 an evaluation was completed based on available draft documentation of the 
potential impacts to various environmental categories. For the remaining projects (projects 70 
through 132) a screening process was used to determine the locations of these 63 additional 
projects with respect to the cumulative study areas identified for the various environmental 
categories addressed in the EIR. The right-hand column in Table 1.1-5 indicates the locations of 
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the projects relative to the various environmental categories cumulative study areas addressed in 
the EIR. The cumulative study area for each environmental issue is defined separately in  
Chapters 2 and 3 based on the potential environmental impacts associated with each project in 
the broad cumulative list. Sections 2.1, Air Quality; 2.2, Transportation/Traffic; 2.3 Mineral 
Resources; 2.4, Noise; and 2.5, Cultural Resources; were determined to be cumulatively 
considerable. The cumulative project list includes 96 residential projects, 18 commercial 
projects, 1 industrial project, 1 recreational project, 1 farming/equestrian project, 8 mixed-use 
projects, 2 mining project, and 8 public facility projects. Sixty-five of the projects are in the 
unincorporated County of San Diego, 36 in the City of San Marcos, 6 in the City of Vista, 17 in 
the City of Escondido, 1 in the San Marcos School District and 1 in the Escondido school 
district, 3 in the Vista Unified School District, 1 in the Vista Irrigation District’s jurisdiction and 
1 in the Vallecitos Water District. Figure 1.6-2 depicts the location of the cumulative projects on 
the County of San Diego NCMSCP vegetation map. This figure generally depicts whether the 
cumulative projects are within a disturbed or undisturbed land.  

Refer to Appendix R for summaries of projects 1 through 69 and projects 70 through 132.  

1.7 Growth-Inducing Effects  

The State CEQA Guidelines (Section 15126.2(d)) require the evaluation of the growth-inducing 
impacts of the proposed project. This section is required to determine the manner in which the 
proposed project could encourage substantial economic or population growth, or construction of 
additional housing in the surrounding area, either directly or indirectly. Growth that is induced as 
a result of construction of the project or the infrastructure needed for the project is 
distinguishable from direct employment, population, or housing growth that would occur within 
the project site. A project could also induce growth by lowering or removing barriers to growth, 
or by creating an amenity or facility that attracts new population or economic activity. Further, a 
project may be distinguished as either facilitating planned growth or inducing unplanned growth. 
For purposes of this EIR analysis, a significant growth inducement impact would occur if the 
project and all associated infrastructure improvements directly or indirectly remove obstacles to 
growth, such that the induced growth would significantly burden existing community services 
and the environment, or cause a demand for GPAs. 

To understand the context in which potential growth-inducing impacts of the proposed project 
may occur, it is helpful to review the historic and projected growth patterns of San Diego 
County. 

The SANDAG 2030 Cities/County Forecast (SANDAG 2003) provides population, housing, and 
employment projections through the year 2030. The project is located within the North County 
East Major Statistical Area (MSA). The projection forecast indicates that from 2000 to 2030, the 
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population within the MSA will increase by 45%, from 380,430 to 552,913. Countywide, the 
population in that period is projected to increase by 37%, from 2,813,833 to 3,855,085.  

The MSA does not have a large amount of vacant developable land; however, the proposed 
project site is one of the largest undeveloped areas in this MSA. Despite a lack of vacant 
developable land, the MSA is projected to have a 41% increase in housing from 2000 to 2030, 
from 131,101 to 185,352. Additionally, a 52% increase in employment is projected for this area 
for the same period, from 138,919 to 210,820. Countywide, housing is projected to increase by 
30% between 2000 and 2030, from 1,040,149 to 1,354,088, and employment is projected to 
increase by 32%, from 1,384,676 to 1,824,030.  

Because of the projected increases in population, housing, and employment, SANDAG evaluated 
policies to slow growth within San Diego County. Their report, entitled Evaluation of Growth 
Slowing Policies for the San Diego Region (SANDAG 2001a), quoted a recent study of the 
California Department of Housing and Community Development, which concluded that 
California “chronically under-produces housing, especially in coastal markets,” and further noted 
that:  

low vacancy rates and price increases from 1980 to 2000 indicated a relative 
shortage of housing supply compared to demand. Also, the ratio of job and 
population growth to housing unit growth has increased, as relatively fewer 
housing units are built for each job created. Rapid levels of residential growth in 
Baja California and Southwestern Riverside County also support the concept of a 
shortage of housing in the San Diego region. 

According to the SANDAG report, the entire San Diego region has and will continue to face a 
limited housing supply, because the region’s housing growth has not kept pace with its job and 
population growth.  

The project would contribute 2,700 housing units, a 10.1-acre commercial development, and 
other supporting facilities, which would help alleviate the housing shortage in San Diego County 
and help meet surrounding community needs with commercial services (such as a grocery store, 
drug store, dry cleaners, bank, coffee shop, and/or restaurant). It is anticipated that the project 
would not create additional demand for housing or employment but would help balance 
employment, housing, and commercial activities in San Diego County. There is likely to be a 
reduction in long-distance commutes south from Riverside County to jobs in San Diego County 
and from surrounding areas to commercial development in San Marcos and Escondido.  

The large scale of the project would contribute substantial funding for roadway and utility 
infrastructure improvements needed to accommodate growth planned in the County of San Diego 
General Plan, San Marcos General Plan, and VWD Master Plan. The project would not 
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contribute excess infrastructure capacity that would induce unplanned growth in surrounding 
areas, but rather would help accommodate the continued population influx in San Diego County 
expected over the next 25 years. Improvements to transportation, utilities, and public service 
infrastructure as part of the project would help alleviate existing infrastructure deficiencies and 
accommodate planned growth but would not result in a significant growth-inducing impact. 
Infrastructure for water and sewer services would be built as per the VWD Master Plan or to 
accommodate project-only land uses. While the Master Plan provides infrastructure for growth 
based on existing land use designations within the local jurisdictions, VWD has indicated ability 
to serve the land uses proposed by the Merriam Mountains GPA. In addition, VWD has adopted 
a Water Service Agreement and Verification (WSA&V) for the Merriam Mountains project. The 
water line and gravity lines being constructed off site that are not consistent with the VWD or 
RMWD Master Plan will not have additional capacity to accommodate significant growth along 
these pipeline corridors. The infrastructure would be constructed to meet project needs and 
would not result in an extension of large-capacity pipeline network that could then facilitate easy 
connections by other planned developments within the area. Therefore, these new facilities may 
accelerate the planned growth for this area; however, it is not inducing additional growth that has 
not been planned. Similarly, while the project would require a GPA, significant growth-inducing 
impacts to land use would not occur. No features of the proposed project would encourage or 
enhance the likelihood of growth in surrounding areas, other than anticipated under the 
applicable general plan.  

As described in the Growth Inducement Technical Report, provided as Appendix S to the 
Merriam Mountains Specific Plan Draft EIR (dated August 2007), the County of San Diego has 
generated draft guidelines for determining the significance of potential growth-inducing impacts. 
These guidelines address projects that create new infrastructure or public services, economic 
stimulus/surrounding growth, and policy or land-use changes.  

The construction of the proposed project would generate an economic stimulus from the use of 
building materials, the sales of residential units, and the operation of the project’s commercial 
facilities. In addition, it can be assumed that land owners may want to build out their land to the 
extent feasible once other construction takes place within their community. The project would 
not remove barriers to growth beyond those anticipated in existing applicable planning 
documents but could accelerate growth by constructing planned backbone facilities that currently 
do not exist. 

Another consideration regarding acceleration of growth is the intensification of land uses on site 
that could encourage intensification in the immediate project vicinity. As more intense uses are 
developed on site, existing adjacent less intense or vacant lands may be encouraged to intensify. 
Surrounding land uses within the immediate vicinity of the Merriam project could develop 
approximately 550 to 1,270 du under the current General Plan designations. However, these 
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additional units are still covered under the existing General Plan designation and therefore are 
not considered unplanned growth.  

The total growth inducement that would result from the project is estimated to be 720 du (100 du 
from the Bonsall Sponsor Group area, 200 du in the Hidden Meadows Community Group area, 
and 420 du in the Twin Oaks Sponsor Group area). For more information, refer to Appendix S of 
the Merriam Mountains Specific Plan Draft EIR, dated August 2007.  
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Table 1.1-1 
Generalized Land Use Summary 

Proposed Use Acres % of Total 
Development 1,135 49% 
 Development pads and roads within development area 538 23% 
 “Other” Open Space (subject to fuel treatments) 537 23% 
 60 acres natural parks (Zone 2b fuel treatment) — — 
 195 acres irrigated open space (Zone 2a fuel treatment) — — 
 282 acres non-irrigated open space (Zone 2b fuel treatment) — — 
 Secondary access roads in Biological Open Space (Lawrence Welk Court and Camino Mayor) 60 3% 
Biological Open Space 1,192 51% 
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Table 1.1-2 
Land Use Summary 

Neighborhood/ Planning 
Area Land Use Net Acres Dwelling Units 

Average Net Density 
(DUs per Acre) 

NEIGHBORHOOD 1 
Planning Area 1 Commercial 10.1 110,000 sf — 
Planning Area 2 Multifamily 12.3 270 22.0 
Planning Area 3 Variable Residential  4.1 84 21.0 
Planning Area 4 Variable Residential  10.4 153 14.7 
Planning Area 5 Variable Residential  6.7 140 21.0 
Planning Area 6 Variable Residential  9.6 193 20.1 
Planning Area 7 Variable Residential  10.5 173 16.5 
NEIGHBORHOOD 2 
Planning Area 1 Variable Residential  16.7 191 11.5 
Planning Area 2 Variable Residential  31.0 260 8.4 
Planning Area 3 Variable Residential  7.2 77 10.7 
NEIGHBORHOOD 3     
Planning Area 1 Single-Family  22.4 93 4.3 
Planning Area 2 Single-Family 21.7 121 5.6 
Planning Area 3 Single-Family 8.5 34 4.0 
NEIGHBORHOOD 4     
Planning Area 1 Single-Family 30.0 129 4.3 
Planning Area 2 Single-Family 19.2 103 5.4 
Planning Area 3 Single-Family 34.4 139 4.1 
NEIGHBORHOOD 5 
Planning Area 1 Single-Family  16.5 79 4.8 
Planning Area 2 Single-Family 17.3 90 5.2 
Planning Area 3 Single-Family 18.7 103 5.5 
Planning Area 4 Single-Family 16.0 78 4.9 
Planning Area 5 Single-Family 47.4 180 3.8 
ESTATE RESIDENTIAL     
Estate Homes Estate 54.0 10 0.2 
ROADWAYS 
 Within Development Area 96.5 — — 
 Secondary Access Roads 

within Biological Open 
Space 

60 — — 

PARK AND OPEN SPACE 
 Community Park 

(Private Parks) 
10.4 — — 

 Neighborhood Parks 
(Public Parks) 

18.21 — — 

 Other Open Space 537 — — 
 Biological Open Space 1192 — — 
Proposed Project Total  2327 2,700 1.16 
Notes: 
115.0 acres is included in the various Neighborhood Planning Areas as parks. 
2 Includes four natural parks totaling 60.2 acres.  
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Table 1.1-4 

Cumulative Project List 

No. Project Name 
Project 
Number Status 

Type of 
Project Project Characteristics 

Project-Related 
Impacts 

CITY OF SAN MARCOS 
1 Rose Ranch TSM 401 UC RES A subdivision of approximately 45.2 

acres into 36 single-family residential 
(20,000 sf) lots. 

Air Quality, 
Hydrology and Water 
Quality, Public 
Services.  

2 Del Roy Drive TSM 398 A RES A subdivision of 20.3 acres into 36 
single-family residential (15,000 sf) 
lots. 

Air Quality, Biology, 
Hydrology & Water 
Quality, & Public 
Services.  

3 Malone Street TSM 412 A RES Construction of 14 residential lots 
within 36.5 acres. 

Biology, Hydrology & 
Water Quality, and 
Public Services.  

4 Vineyard  TSM 413 UC RES Development of 7 residential lots 
ranging from 1.03 to 3.77 acres in 
size. Primary access to the site will 
be provided by a private street with 
access off of Mission Road. 

Aesthetics, Air 
Quality, Biology, 
Geology, Hydrology, 
Public Services and 
Utilities. 

5 Mulberry  TSM 414/CUP 
03-593 

UC RES A subdivision of 22 acres into 33 
single-family lots with one open-
space lot. This project also includes a 
conditional use permit (CUP) for the 
operation of a rock crusher. 

Aesthetics, Air 
Quality, Geology, 
Hydrology, Land 
Use, Noise, Public 
Services, Traffic and 
Utilities.  

6 Liberty Lane  TSM 419/CUP 
03-616 

UC RES A subdivision of 9.06 acres into 39 
single-family residential lots.  

Aesthetics, Air 
Quality, Biology, 
Land Use, Noise and 
Public Services.  

7 Glendale  TSM 427 UC RES A subdivision of 37.75 acres into 83 
single-family lots and 4 open space 
lots. Additional discretionary actions 
include a CUP for a Planned 
Residential Development and a 
grading variance for grading of slopes 
to a height of 63 feet. 

Biology, Noise, 
Traffic, Visual and 
Public Services.  

8 Mulberry/Rose 
Ranch  

TSM 428 UC RES Development of 96 single-family 
residential units within approximately 
46 acres of land. Other project 
components include 4.5 acres of park 
lands and off-site infrastructure 
improvements. 

Geology, Hydrology, 
Noise, Public 
Services and Traffic. 
 

9 Windy Way 
Residential 

TSM 429 UC RES A subdivision of 21.12 acres into 39 
single-family lots with 2 open space 
lots containing a total of 12.9 acres. 
The project is proposing a rezone, 
CUP, TSM, and grading variance. 

Aesthetics, Biology, 
Geology, Hydrology, 
Noise, & Public 
Services. 
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Table 1.1-4 (CONT.) 
 

No. Project Name 
Project 
Number Status 

Type of 
Project Project Characteristics 

Project-Related 
Impacts 

10 Sycamore/ Cox TSM 430 UC RES A 19.4-lot subdivision into 18 1-acre 
residential lots, each fronting a 
private road. A grading ordinance 
was required to grade slopes over 20 
feet in height. 

Aesthetics, 
Hydrology, 
Population & 
Housing, Public 
Services, & Traffic. 

11 Mission Road TSM 432 UC RES Development of 119 single-family 
residential units and 9 common and 
open space lots, within 53.62 acres. 

Aesthetics, Biology, 
Cultural, Geology, 
Hydrology, Land 
Use, Public 
Services, 
Recreation, Traffic, & 
Utilities. 

12 Vineyard/Shirle
y 

TSM 434 UC RES Development of 19 detached single-
family lots and 2 common open space 
lots on 3.44 acres. 

No Impacts. 

13 Woodward/ 
Borden Condos 

TSM 440 UC RES The proposed project is an infill 
multifamily project. Project entails a 
TSM for 2 lots. Multifamily Site 
Development Plan and a CUP for a 
Planned Residential Development for 
the construction of 58 attached 
condominiums on 7.04 acres. 

Aesthetics, Air 
Quality, Biology, 
Geology, Hydrology, 
Land Use, Noise, 
Public Services, 
Recreation, Traffic, & 
Utilities. 

14 Richmar 
Avenue Retail 

SDP 02-0236 A COM The development of a 26,553 sf 
single-story retail building on 4.83 
acres. 

Aesthetic, Air 
Quality, Biology, 
Geology, Hydrology, 
Public Services & 
Traffic. 

15 Windy Way 
Industrial 

SP 81-04 A IND The consolidation of two existing 
industrial lots into one industrial 
parcel for the construction of five new 
industrial buildings within 4.42 acres 
of land. 

Aesthetics, Air 
Quality, Hazards, 
Hydrology, & Traffic. 

28 Discovery 
Valley 
Equestrian & 
Canine Center 

Neg. Dec 03-
676 

A COM Equestrian center for 197 horses and 
canine daycare for 96 dogs. Site 
consists of 5 parcels within 23.56 
acres. 

Aesthetics, Air 
Quality, Geology, 
Hazards, Hydrology, 
Noise, Public 
Services, Recreation 
& Traffic. 

29 Walnut Grove 
Park 

MF 1251; CUP 
02-550 

F REC An approximate 46-acre community 
park for equestrian and recreational 
activities. 

Biology & Cultural 
Resources. 

49 San Marcos 
Highlands 

TSM 408 A RES A Specific Plan Modification and 
Tentative Subdivision Map for 230 
single-family residential lots on 60.3 
acres; the remaining 159 acres would 
be set aside as open space. 

Biology, Cultural, 
Geology, Hazards, 
Hydrology, Noise, 
Public Services, 
Recreation & 
Utilities. 
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Table 1.1-4 (CONT.) 
 

No. Project Name 
Project 
Number Status 

Type of 
Project Project Characteristics 

Project-Related 
Impacts 

50 TSM 459 TSM 459 F RES A subdivision of 9.54 acres into 9 
residential lots averaging 
approximately 1 acre each. 

Unknown at this 
time. 

COUNTY OF SAN DIEGO 
16 Merriam West 

Ranch 
TM 5283 UR RES Development of 33 residential units 

within 147.02 acres of land. 
Agricultural, Biology, 
& Traffic. 

17 Twin Oaks 
Farm 

AD 01-021 A Ag/Barn 
Storage 

The development of a 6,560 sf 
metal/wood stable building for an 
office and various equestrian 
facilities, and a 3,200 sf hay barn. 

Biology. 

18 Via Conca 
D’Oro 
Residential 

TM 5132 UR RES Development of 6 residential lots 
within 6.6 acres of land. 

Biology & Hydrology. 

19 Hidden 
Meadows II 

SPA 99-002; 
TM 5175 RPL 

UC RES Development of 854 single-family 
residential units on approximately 
675.1 acres. 

Aesthetics, Biology, 
Cultural, Geology, 
Hydrology, Land Use 
& Traffic. 

20 Rim Rock SPA 86-001; 
TM 4605 

UC RES Development of four single-family 
residential units within 20.5 acres. In 
addition, 20.4 acres would be 
preserved as open space. 

Biology. 

21 Champagne 
Gardens 

SP 94-002 A VC/GS Development of various visitor 
serving commercial uses within 84.91 
acres, including a gas station/mini-
mart, motels, specialty retail, parking 
structure, 1,200 seat amphitheater, 
conservatory, gardens, restaurants, 
resort, bed & breakfast inn, winery, 
and ancillary uses. 

Aesthetics, Biology, 
Hydrology, Noise & 
Traffic. 

22 Mountain Gate SPA 00-001; 
TM 5193 

A (under 
time 
extension 
until 11-2-
05) 

RES A residential subdivision of 694 acres 
into 159 residential lots and 7 open 
space lots. 

Aesthetics, 
Agriculture, Biology, 
Geology, Utilities & 
Traffic. 

23 Garden Villas TM 5134 UR RES The development of 148 residential 
condominium units, and two open 
space lots. The project proposed to 
grade 20 acres of the 49-acre site. 

Aesthetics, Biology, 
Noise, & Traffic. 

24 Plamondon 
TPM/Emma 
Estates 

TPM 20469 A RES Minor lot subdivision of 4.54 acres 
into three residential lots. 

Steep Slopes. 

25 Piro/Ciba TMs TPM 20558; 
20566 

A RES Development of three residential units 
within 5.91 acres. 

Biology, Cumulative 
and Hydrology. 

26 Black TM TM 5113 UR RES A subdivision of 14.5 acres into 11 
residential units. 

Biology, Noise, & 
Cultural. 

27 Rimsa TM TM 20660 A RES Minor subdivision of 12.5 gross acres 
of land into two residential parcels. 

Aesthetics. 
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30 Casa de 
Amparo Group 
Care Facility 

P 03-004 UR Mixed 
Use 

Development of a residential group 
care facility for teenagers, 
adolescents, toddlers, and infants on 
11.4 acres. Includes cottages, an 
administration building, a 
kitchen/dinning building, development 
center, library, academics building, 
and warehouse. 

Agricultural, Cultural, 
Paleontology, Noise 
& Traffic. 

31 Pizzuto TPM 20846 UR RES A subdivision of 40 acres into 3 
residential lots. 

Unknown. 

32 Brooks & 
Kiersey 
Driveway 

ER 04-02-014 A RES/ 
driveway 

Development of a driveway opening 
for personal access along a private 
road. Project consists of 24.16 acres. 

No Impact. 

33 Arend Brouwer TPM 20327rpl1 A RES A subdivision of 25.29 acres into four 
residential lots and one open space 
lot. 

Unknown. 

34 Washington 
Meadows 

TM 5335 UR RES A subdivision of 5.6 acres into 12 
residential lots. 

Agricultural, Biology, 
Noise & Traffic. 

35 Raisigel/ 
Fejeran 

TPM 20290 A  RES A subdivision of 13.87 acres into 4 
lots. 

Aesthetics, Air 
Quality, Biology, 
Geology, Noise, & 
Population & 
Housing. 

36 Heritage Valley 
Estates 

TM 4967 A (currently 
under time 
extension) 

RES A subdivision of 31.3 acres into 10 
residential lots. 

Biology & 
Cumulative. 

37 Sugarbush  TM 5295RP3 UR RES Development of approximately 115.5 
acres into 45 residential lots and two 
open space lots. 

Air Quality, Biology, 
Cultural, & Traffic. 

38 TM 5308 TM 5308 UR RES Development of approximately 21.65 
acres into 13 single-family residential 
lots. 

Air Quality, Biology, 
& Traffic. 

39 Villas on the 
Green 

TM 5326; P 
83-060 m3 

P RES A subdivision of 14.8 acres into 146 
condominium timeshare units with 
open space and recreational areas. 

Aesthetics, Biology, 
Geology, Hydrology, 
& Traffic. 

40 Meadows 35 TPM 20398RA A/Expired RES A subdivision of 35.6 acres into 4 
residential lots. 

Aesthetics, Biology, 
Noise, & Traffic. 

41 The Oaks TM 5174; TPM 
20453RPL 

UR RES A subdivision of 7.25 acres into 14 
single-family residential units, with the 
remaining area to be used for access 
roads and open space to preserve 
oak trees and rock outcrops. 

Biology, Hydrology & 
Traffic. 

42 Odell TPM 20409 A RES Development of 2 residential units 
within 11 acres. 

Air Quality & Traffic. 
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43 Hidden 
Meadows 

TPM 20226 TE A RES A subdivision of 18.1 acres into 4 
single-family residential lots and 2 
open space easements. 

Biology. 

44 Woodhead 
Minor 
Residential 

TPM 20541 UR RES A subdivision of 12.54 acres into 4  
residential units 

Biology. 

45 Choi TM TM 5264 RPL3 UR RES A subdivision of 107.1 acres into 9 
residential lots. 

Biology & Hydrology.  

46 Welcome View TPM 20441 A RES A subdivision of 8.04 acres into 2 
parcels of 4.01 and 4.03 acres. 

Aesthetics, Biology & 
Hydrology. 

47 Canyon Hills TM 5313 P RES The construction of 212 condominium 
timeshare units with open space and 
recreational uses within 20.89 acres. 

Aesthetics, Air 
Quality, Biology, 
Cultural, Hazards, 
Hydrology, Geology, 
Land Use, Noise & 
Traffic. 

48 TERI P 02-019 UR Multiuse 
therapeut
ic center 

Construction of a support building, 
which would consist of an 
administration building, research and 
education buildings, 
aquatic/therapy/recreation center, 
multipurpose gymnasium, an 
agricultural/vocational/maintenance 
building, and green house Residential 
development within 19.68 acres. 

Biology & Traffic. 

68 National 
Quarries 

 P Mining The project involves reclamation of 
vested mining operation within a 210-
acre site. Mining operations area 
planned to continue at the site for 
approximately 75 years or until 
resource depletion occurs.  

Biology & Aesthetics. 

69 Paradigm PRE-APP-06-
231 PAA 06-
004 

P RES Subdivision for approximately 125 
homes. 

Biology. 

CITY OF VISTA 
51 Monte Vista 

Drive 8-Lot 
Tentative 
Subdivision 
Map 

PC2-073 P RES The development of 8 residential lots, 
a private street, utilities, and 
associated site improvements on 6.47 
acres. 

Biology & Noise. 

52 San Clemente 
TSM 

 Exempt RES 5-lot residential exempt within 4.59 
acres. 

No Impacts. 

53 The Vineyards 
Specific Plan 

PC19-055 UR Mix-Use 
(Res/Co
m) 

Development of 59 single-family 
residential units and 46 live/work 
lofts, within 15.9 acres.  

Unknown. 
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54 Grandview 
Road 13-Lot 
Residential 
Subdivision 

PC12-038 P RES The development of 13 single-family 
residential lots, public and private 
streets, utility and drainage 
improvements, and associated site 
improvements within 8.27 acres. 

Biology, Cultural, 
Hazards & 
Hydrology. 

55 Craftsman 
Condominiums 

PC24-017 UR RES The development of 42 condominium 
units within 3.12 acres. 

Unknown. 

56 Monte Vista 
Drive TSM 

PC2-090 UR RES The development of 21 residential 
lots within 8.26 acres. 

Unknown. 

CITY OF ESCONDIDO 
57 Meadowbrook 

Village 
TR 864; ER 
2002-25; 2002-
69-CUP; 2003-
43-DP/DA; PM 
2003-202002-
69-CUP, 2003-
02-GPA 

UR RES The development of an assisted-
living, residential care facility 
accommodating 143 units. The 
project includes a 57,615 sf 
congregate care facility; a 19,348 sf 
skilled nursing/Alzheimer unit; a 
windmill, barn/ maintenance building; 
club house and aquatic center; 65 
semi-independent units; and 293 
parking spaces. Total project area 
consists of 25 acres. 

Biology, Hazards, 
Hydrology, Noise & 
Traffic. 

58 Tract 868 TR 868 UC RES The development of six detached, 
two-story, single-family residential 
units within 82,474 sf. 

Noise. 

59 Tract 892 TR 892 UR RES The development of 38 single-family 
residential units with open space 
areas and detention basins within 
20.75 acres. 

Air Quality, 
Hydrology & Traffic. 

60 Tract 916 TR 916 P RES The project site consists of 19 acres 
and would develop 17.2 acres into 34 
single-family residential units. 

Biology, Cultural & 
Traffic. 

61 Proposed Fire 
Station #3 

ER2005-23 F PF Development of 1.66 acres into a new 
fire station. 

Unknown. 

SAN MARCOS SCHOOL DISTRICT 
63 Hollandia 

Project 
N/A P PF The project would develop 6.3 acres 

of residential uses, 16.6 acres of 
commercial uses, 25.6 acres of 
community parks, and 44.2 acres for 
the Mission Hills High school. Total 
site consists of 121 acres. 

Aesthetics, Air 
Quality, Biology, 
Cultural, Geology, 
Hazards, Hydrology, 
Land Use Noise, 
Public Services, 
Traffic & Utilities. 

ESCONDIDO SCHOOL DISTRICT 
62 Reidy Creek N/A UC PF The development of a school within 

11.88 acres. The school is anticipated 
to have a capacity of 850 students. 

Aesthetics, Biology, 
Cultural, Geology & 
Noise. 
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VISTA UNIFIED SCHOOL DISTRICT 
64 Foothill Oak 

Elementary 
N/A B PF The development of a school with a 

student capacity of 750 students 
within 11.37 acres. 

No Impacts. 

65 Hannalei 
Elementary 
 

N/A B PF The development of a school with 
student capacity of 750 students, 
within 11.23 acres. 

Aesthetics, Cultural, 
Hydrology, Noise, & 
Traffic. 

66 Rancho 
Minerva 
 

N/A UC PF The development of a school with a 
student capacity of 1,200 students 
located within 27 acres. This project 
is anticipated to be developed and 
operating by Fall of 2006. 

Aesthetics, Biology, 
Cultural, Geology, 
Noise Traffic & 
Cumulative. 

VISTA IRRIGATION DISTRICT  
67 Vista Irrigation 

Pipeline 
Access 

N/A F Utility This project is a reasonably 
foreseeable future project. Vegetation 
(i.e., chaparral) has grown in the 
easements that contain the current 
cross-county pipelines. In order to 
access these lines, vegetation may 
have to be removed. Environmental 
review will be done in the future. 

No Impacts. 

VALLEY CENTER MUNICIPAL WATER DISTRICT 
No Projects were identified within the cumulative study area. 
VISTA MUNICIPAL WATER DISTRICT 
No Projects were identified within the cumulative study area. 
RINCON DEL DIABLO MUNICIPAL WATER DISTRICT 
No Projects were identified within the cumulative study area. 
VALLECITOS WATER DISTRICT 
No Projects were identified within the cumulative study area. 
RAINBOW MUNICIPAL WATER DISTRICT 
No Projects were identified within the cumulative study area. 
A = Approved 
AG = Agriculture 
B = Built 
COM = Commercial 
F = Future 
IND = Industrial 
N/A = Not Applicable 

P = Planned/Pending 
PF = Public Facility 
REC = Recreation 
RES = Residential 
UC = Under Construction 
VC/GS = Visiting Commercial/Gas Station  
UR = Under Review 
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CITY OF SAN MARCOS 
71 Palomar 

College – San 
Marcos Master 
Plan 

 P CC Expansion of up to 25,000 FTE. Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

75 San Marcos 
Creek Specific 
Plan  

MF 1171 A MU 2,300 du 
512,000 sq. ft. office 
1.1 mil sq. ft. commercial 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Land Use, Hazardous 
Materials, Utilities 

76 Palomar 
Station 

MF 1392 P MU 333 du 
9,800 sq. ft. office 
53,680 sq. ft. commercial 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials, 
Utilities 

77 Residence Inn  P COM 112 hotel rooms Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

78 University 
Medical and 
Office Park 
(Fenton) 

MF 312 P MU 390 KSF medical office 
80 KSF hospital 
600 KSF standard office 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Land Use, Hazardous 
Materials, Utilities 

79 Hansen 
Aggregate  

MF 1045 A RES 300 single-family units Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities, Minerals 

80 Kaiser 
Permanente  

MF 459 UC HLTH 690 KSF hospital Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Land Use, Hazardous 
Materials, Utilities 

81 Civic Center 
Marketplace 

 P COM 141.41 KSF large office 
48.4 KSF large office 
5 KSF restaurant 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

82 Civic Center 
Plaza 

MF 1554 A COM 20 KSF retail Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

83 Civic View 
Corporate 
Center  

 P COM 99.5 KSF standard office Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

84 Mission and 
Vineyard Retail 
Center  

 A MU 38 KSF neighborhood 
commercial 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials, 
Utilities 



Merriam Mountains Project  Chapter 1.0 
Environmental Impact Report  Project Description and Environmental Setting 
 

Table 1.1-5 (CONT.) 

1-56 

No. Project Name 
Project 
Number Status 

Type of 
Project Project Characteristics 

Cumulative Study  
Areas 

85 Park Place 
South 

 P MU 15 KSF medical office 
15 KSF standard office 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials, 
Utilities 

86 High Tech 
High  

 P SCH 380 student high school 
330 student middle school 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

87 University 
Heights 
Specific Plan  

 P MU 522 single-family units 
679 condominiums 
32 KSF special reality 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials, 
Utilities 

88 Campus Pointe 
Office Building  

 P COM 112 KSF large office building Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

89 Urban West 
Strategies  

MF 1321 A COM 106 multifamily units 
12 KSF retail 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Land Use, Utilities 

90 CSUSM – 
Phase II 

 P CC 3,700 FTE university Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

132 University 
District Specific 
Plan 

 P MU 2,600 residential units, 800 units 
of student housing, 450 hotel 
rooms, 750,000 sq ft general 
office, 300,000 sq ft medical 
office, 1,000,000 sq ft mixed use 
retail, 13.9 ac park/developed 
open space, 30,000 sq ft 
community/civic use,  

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities  

COUNTY OF SAN DIEGO 
70 Palomar 

College – 
Fallbrook  

— P CC 8,500 students Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

72 West Lilac 
Farms  

TM 5276 P RES 28 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

73 Castle Creek TM 5514 P RES 63 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology, Aesthetics 
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74 Beauvias TM   P RES 7 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

91 LantisMinor 
Subdivision  

TPM 20402 A RES 3 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology, Aesthetics, 
Utilities 

92 Richland 
Estates 

TPM 20481 A RES 3 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology, Utilities 

94 Roger Estate  — P RES 4 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

95 Fredas Hill 
Project  

TM 5308 A RES 13 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

96 Liberty Drive  — P RES 3 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Utilities 

97 Tai Estates  TM 5409 P RES 13 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

98 Rimmelspach 
Subdivision  

TM 5523 P RES 6 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Aesthetics 

99 Orchard Hills 
GPA 

TM 5533 P RES 27 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Land Use 

100 Mountain 
Meadow TM 

TM 5468 P RES 11 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

101 Kowano 
Subdivision  

— P RES 9 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 
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102 Kuehn, Garrett  — P RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

103 Kirkorowicz 
TPM 

TPM 20986 P RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

106 Biernacki TPM TPM 20836 A RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

107 Collins, Gary  TPM 20640 A RES 3 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

108 Brisa Del Mar TM 5492 P RES 22 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

109 Robinson TPM TPM 21105 P RES 4 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

110 Gagavalli TPM TPM 21101 P RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

111 Fitzpatrick 
TPM 

TPM 20842 A RES 4 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

112 McBride TPM — P RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

113 Goodnight 
Ranchos, TPM 

TPM 21001 P RES 2 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

114 Polo Club — P RES 165 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

115 Mustafa TPM TPM 20811 P RES 4 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
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Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

116 Tran Tentative 
Parcel Map 

TPM 20835 P RES 5 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology, Aesthetics 

117 Castle Creek 
Condominiums  

— P RES 336 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Aesthetics 

118 Charles 
Froehlich TM 

TM 5494 P RES 6 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

119 Wilkes Road 
TPM 

TPM 20779 W RES 5 residential du Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

129 Tapestry 
Meadows 

P06-061 P Equestria
n Center 

30-horse boarding facility 
offering horse training and 
horsemanship lessons. 

Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials 

130 Cal-a-Vie P82-072 WM A COM 14,800 sq ft office, health spa, 
pool, morning room w/ rooftop 
deck, covered patio 

Fire Hazards, Recreation, 
Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Biology 

CITY OF ESCONDIDO 
104 RMCI Group TR 889 UC RES 16 single-family residential du Geology, Air Quality, 

Traffic, Noise, 
Hydrology/Water Quality 

105 Rincon 
Escondido  

TR 892 A RES 41 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

131 Merit Group TR 894 A RES 10 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

120 River Village 
Apartments  

TR 906 P RES 123 condo conversion du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

121 Premier 
Coastal 
Development  

TR 907 UC RES 70 condo conversion du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

122 Innovative 
Communities  

TR 916 A RES 34 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

123 Cornerstone 
Engineering -
927 

TR 927 P RES 32 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

124 Cornerstone 
Engineering - 

TR 928 P RES 14 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
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928 Hydrology/Water Quality 
125 Hallmark  TR 932 A RES 179 single-family residential du Geology, Air Quality, 

Traffic, Noise, 
Hydrology/Water Quality 

126 Larry 
Templeton  

TR 938 P RES 5 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

127 Jack Biery  TR 950 P RES 6 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

128 BHA Inc  TR 955 P RES 19 single-family residential du Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality 

SAN MARCOS SCHOOL DISTRICT 
No projects were identified within the cumulative study area. 
ESCONDIDO SCHOOL DISTRICT 
No projects were identified within the cumulative study area. 

No. 
Project 
Name 

Project 
Number Status 

Type of 
Project Project Characteristics Cumulative Study Areas 

VISTA UNIFIED SCHOOL DISTRICT 
No projects were identified within the cumulative study area. 
VISTA IRRIGATION DISTRICT  
No projects were identified within the cumulative study area. 
VALLEY CENTER MUNICIPAL WATER DISTRICT 
No projects were identified within the cumulative study area. 
VISTA MUNICIPAL WATER DISTRICT 
No projects were identified within the cumulative study area. 
RINCON DEL DIABLO MUNICIPAL WATER DISTRICT 
No projects were identified within the cumulative study area. 
VALLECITOS WATER DISTRICT 
93 Twin Oaks 

Valley Water 
Treatment 
Plan  

— — IND Water treatment plant to provide 
additional capacity 

Geology, Air Quality, 
Traffic, Noise, 
Hydrology/Water Quality, 
Hazardous Materials, 
Aesthetics, Utilities 

RAINBOW MUNICIPAL WATER DISTRICT 
No Projects were identified within the cumulative study area. 
Notes: 
A = Approved 
AG = Agriculture 
B = Built 
CC = Community College 
COM = Commercial 
F = Future 
HLTH = Health Services 
IND = Industrial 
MU = Mixed Use 
N/A = Not Applicable 

 
P = Planned/Pending 
PF = Public Facility 
REC = Recreation 
RES = Residential 
SCH = School 
UC = Under Construction 
VC/GS = Visiting Commercial/Gas Station  
UR = Under Review 
W = Withdrawn 
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Project 87 is south of
the field of view.

Project 70 & 72 is north of the field of view.

Legend
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Traffic Cumulative Study Area

Note:
The cumulative boundary indicates
the approximate limit of 25 peak hour
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NO. Project Name NO. Project Name NO. Project Name NO. Project Name
1 Rose Ranch 36 Heritage Valley Estates 71 Palomar College-San Marcos Master Plan 106 Biernacki TPM 2 Lot Subdivision
2 Del Roy Drive Residential 37 Sugarbush 72 West Lilac Farms 107 TPM Permit No. 20640
3 Malone Street Residential 38 TM 5308 73 Castle Creek 108 Brisa Del Mar
4 Vineyard Residential 39 Villas on the Green 74 Beauvais TM 109 Robinson, TPM, 4 Lots
5 Mulberry Residential 40 Meadows 35 75 San Marcos Creek Specific Plan 110 Gagavalli, TPM, 2 Lots
6 Liberty Lane Residential 41 The Oaks 76 Palomar Station 111 Fitzpatrick TPM
7 Glendale Residential 42 Odell 77 Residence INN 112 McBride, TPM, 2 Lots
8 Mulberry/Rose Ranch Residential 43 Hidden Meadows 78 University Medical and Office Park (Fenton 113 Goodnight Ranchos, TPM, 2 Lots
9 Windy Way Residential 44 Woodhead Minor Residential 79 Hansen Aggregate 114 Polo Club
10 Sycamore/Cox Residential 45 Choi TM 80 Kaiser Permanente 115 Mustafa TPM
11 Mission Rd Residential 46 Welcome View 81 Civic Center Marketplace 116 Tran Tentative Parcel Map
12 Vineyard/Shirley Residential 47 Canyon Villas 82 Civic Center Plaza 117 Castle Creek Condos, GPA, SPA, REZ
13 Woodward/Borden Condos 48 TERI 83 Civic View Corporate Center 118 Charles Froehlich TM
14 Richmar Avenue Retail 49 San Marcos Highlands 84 Mission and Vineyard Retail Center 119 Wilkes Road TPM
15 Windy Way Industrial 50 TSM 459 85 Park Place South 120 River Village Apartments
16 Merriam West Ranch 51 Monte Vista Dr PC2-072 86 High Tech High 121 Premier Coastal Development
17 Twin Oaks Farm 52 San Clemente Av TSM 87 University Heights SP 122 Innovative Communities
18 Via Conca D’Oro Residential 53 Vineyards Specific Plan 88 Campus Pointe Office Building 123 Cornerstone Engineering - 927
19 Hidden Meadows II 54 Grandview Rd TSM 89 Urban West Strategies 124 Cornerstone Engineering - 928
20 Rim Rock 55 Craftsman Condominiums 90 CSUSM - Phase II 125 Hallmark
21 Champagne Gardens 56 Monte Vista Dr. PC2-090 91 Lantis Minor Subdivision - TPM 20420 126 Larry Templeton
22 Mountain Gate 57 Meadowbrook Village 92 Richland Estates - TPM 20481 127 Jack Biery
23 Garden Villas 58 Tract 868 93 Twin Oaks Valley Water Treatment Plan 128 BHA Inc.
24 Plamondon TPM/Emma Estates 59 Tract 892 94 Roger Estate 129 Tapestry Meadows Equestrian Center
25 Prio/Ciba TMs 60 Tract 916 95 Fredas Hill Project 130 Cal-a-vie
26 Black TM 61 Fire Station #3 96 Liberty Drive 131 Merit Group
27 Rimsa TM 62 Reidy Creek 97 Tai Estates 132 University District Specific Plan
28 Discovery Valley Equestrian & Canine Cent 63 Hollandia Project 98 Rimmelspach Subdivision (TM 5523)
29 Walnut Grove Park 64 Foothill Oak Elementary 99 Orchard Hills GPA
30 Casa de Amparo Group Care Facility 65 Hannalei Elementary 100 Mountain Meadow TM
31 Pizzuto 66 Rancho Minerva 101 Kowano Subdivision
32 Brooks & Kiersey Driveway 67 Vista Irrigation District Pipeline Access 102 Kuehn, Garrett
33 Arend Brouwer 68 National Quarries 103 Kirkorowicz, Tpm,
34 Washington Meadows 69 Paradigm 104 RMCI Group
35 Raisigel/Fejeran 70 Palomar College - Fallbrook 105 Rincon Escondido
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Cumulative Projects

Project 87 is south of
the field of view.

Project 70 & 72 is north of the field of view.
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NO. Project Name NO. Project Name NO. Project Name NO. Project Name
1 Rose Ranch 36 Heritage Valley Estates 71 Palomar College-San Marcos Master Plan 106 Biernacki TPM 2 Lot Subdivision
2 Del Roy Drive Residential 37 Sugarbush 72 West Lilac Farms 107 TPM Permit No. 20640
3 Malone Street Residential 38 TM 5308 73 Castle Creek 108 Brisa Del Mar
4 Vineyard Residential 39 Villas on the Green 74 Beauvais TM 109 Robinson, TPM, 4 Lots
5 Mulberry Residential 40 Meadows 35 75 San Marcos Creek Specific Plan 110 Gagavalli, TPM, 2 Lots
6 Liberty Lane Residential 41 The Oaks 76 Palomar Station 111 Fitzpatrick TPM
7 Glendale Residential 42 Odell 77 Residence INN 112 McBride, TPM, 2 Lots
8 Mulberry/Rose Ranch Residential 43 Hidden Meadows 78 University Medical and Office Park (Fenton 113 Goodnight Ranchos, TPM, 2 Lots
9 Windy Way Residential 44 Woodhead Minor Residential 79 Hansen Aggregate 114 Polo Club
10 Sycamore/Cox Residential 45 Choi TM 80 Kaiser Permanente 115 Mustafa TPM
11 Mission Rd Residential 46 Welcome View 81 Civic Center Marketplace 116 Tran Tentative Parcel Map
12 Vineyard/Shirley Residential 47 Canyon Villas 82 Civic Center Plaza 117 Castle Creek Condos, GPA, SPA, REZ
13 Woodward/Borden Condos 48 TERI 83 Civic View Corporate Center 118 Charles Froehlich TM
14 Richmar Avenue Retail 49 San Marcos Highlands 84 Mission and Vineyard Retail Center 119 Wilkes Road TPM
15 Windy Way Industrial 50 TSM 459 85 Park Place South 120 River Village Apartments
16 Merriam West Ranch 51 Monte Vista Dr PC2-072 86 High Tech High 121 Premier Coastal Development
17 Twin Oaks Farm 52 San Clemente Av TSM 87 University Heights SP 122 Innovative Communities
18 Via Conca D’Oro Residential 53 Vineyards Specific Plan 88 Campus Pointe Office Building 123 Cornerstone Engineering - 927
19 Hidden Meadows II 54 Grandview Rd TSM 89 Urban West Strategies 124 Cornerstone Engineering - 928
20 Rim Rock 55 Craftsman Condominiums 90 CSUSM - Phase II 125 Hallmark
21 Champagne Gardens 56 Monte Vista Dr. PC2-090 91 Lantis Minor Subdivision - TPM 20420 126 Larry Templeton
22 Mountain Gate 57 Meadowbrook Village 92 Richland Estates - TPM 20481 127 Jack Biery
23 Garden Villas 58 Tract 868 93 Twin Oaks Valley Water Treatment Plan 128 BHA Inc.
24 Plamondon TPM/Emma Estates 59 Tract 892 94 Roger Estate 129 Tapestry Meadows Equestrian Center
25 Prio/Ciba TMs 60 Tract 916 95 Fredas Hill Project 130 Cal-a-vie
26 Black TM 61 Fire Station #3 96 Liberty Drive 131 Merit Group
27 Rimsa TM 62 Reidy Creek 97 Tai Estates 132 University District Specific Plan
28 Discovery Valley Equestrian & Canine Cent 63 Hollandia Project 98 Rimmelspach Subdivision (TM 5523)
29 Walnut Grove Park 64 Foothill Oak Elementary 99 Orchard Hills GPA
30 Casa de Amparo Group Care Facility 65 Hannalei Elementary 100 Mountain Meadow TM
31 Pizzuto 66 Rancho Minerva 101 Kowano Subdivision
32 Brooks & Kiersey Driveway 67 Vista Irrigation District Pipeline Access 102 Kuehn, Garrett
33 Arend Brouwer 68 National Quarries 103 Kirkorowicz, Tpm,
34 Washington Meadows 69 Paradigm 104 RMCI Group
35 Raisigel/Fejeran 70 Palomar College - Fallbrook 105 Rincon Escondido
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